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PREFACE

Within recent years the Personal Finance Companies in the

conduct of the small loan business, have increasingly recognized

a very great opportunity as well as an obligation along lines of

family service. This service includes advice, guidance and in-

formation comparable to that rendered by the professional social

service and family welfare agencies with whom our clients, except

in very critical cases, do not come in contact.

That much might be done along constructive lines of family

rehabilitation before a client arrives at the desperate state where

philanthropic aid must be sought, is a challenge which we recog-

nize and a problem to which we seek an answer.

To render such additional service without unduly increasing the

already heavy costs of investigation, collection and attendant

losses which comprise the major expense of the small loan busi-

ness, presents an economic problem of considerable difficulty.

To render such service while maintaining the individual's sense

of independence and personal responsibility (basic principles

underlying our business), and to avoid fostering a condition of

dependence and helplessness which is so often the aftermath of

accepting public aid or "charity"—Involves a psychological

problem scarcely less formidable than the economic one.

Finally, to educate our personnel into a recognition of such

opportunities for rehabilitation; to arouse their social conscious-

ness to the relevant possibilities of service accompanying every

family contact; to give them an understanding of the "whens"

and "whys" as well as a knowledge of the "hows"—presents an

intricate educational task involving every executive, supervisor

and manager down to the least employee. Such education, how-

ever, is fundamental in any contemplated program.
The infinite number of public and private organizations estab-

lished for the aid of the under-privileged or temporarily afflicted,

constitutes a bewildering and, as yet, uncoordinated mass of po-

tential helpfulness which is often beyond the detailed knowledge
of many professional groups. To attempt to bring information

concerning these vast facilities to our personnel in a simplified,

non-technical and usable form, seems to be one of the first and
necessary steps in our visioned objective.



A series of "Service Handbooks" or manuals is therefore con-

templated as the first effective move in the dissemination of such

information.

From a purely material standpoint, the basic necessities of life

are food, clothing and shelter. Food and clothing have had the

attention of economists for many years, while decent housing has

been aptly called "the orphan on the doorstep."

Within the past two years, the present Federal administration

has done much to arouse housing interest among professional,

business and industrial groups, and has initiated experimental

projects which will undoubtedly stimulate many housing reforms.

The average person, however, knows little of these activities; their

significance in the economic life of our people; or their close

relationship to the public welfare.

Because of the timeliness of the subject, therefore, and because

there seems not to have appeared thus far any comprehensive

digest of housing progress, this attempt to "catch up with hous-

ing" constitutes our first educational venture of this character.

As to the practical application of the information offered in this

compilation—we believe that to know what is being done in one's

community and throughout the country about housing conditions,

city planning, zoning, fair rentals, etc.; to be able to advise as to

possible improvements in a client's housing situation; possibly to

help him save endangered property by steering him into a re-

financed mortgage secured by the Government; or to be informed

as to where the best rental values are to be found at a price within

his budget ; and finally, to be familiar with the increasing oppor-

tunities for employment which are embodied in the Federal hous-

ing program—this is to render service of a very definite, relevant

and practical character.

We trust this handbook, "Catching Up With Housing," may be

of value both inside and outside our organization.

Charles H. Watts, President

Beneficial Management Corporation

15 Washington Street,

Newark, N. J.

August, 1936
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INTRODUCTION
The Beneficial Management Corporation* has found through its years of

experience that merely to loan money to persons in temporary need is not

always to render the maximum service.

The financial emergency is in almost every instance accompanied by a

need for advice and guidance along related lines.

Were such persons in the dependent class, they would doubtless seek and

receive aid from local social service or welfare organizations. They as a

rule, however, do not contact such agencies.

Eligible applicants with whom the Personal Finance Companies deal,

while from an independent group, are simply facing financial emergencies

to which any family is liable. But lacking the credit and borrowing facilities

to which only the more favored groups have access, they turn to the small

loan companies which have been organized and chartered under State

supervision to take care of such exigencies.

Since and during the depression, however, many borrowers have sub-

sequently found themselves jobless, with payments in arrears and the

emergency situation seriously intensified.

In trying to determine the most constructive way to deal with these

cases, the Beneficial Management Corporation has concluded that to help

the borrower secure employment or otherwise assist in the rehabilitation of

the man and his family is not only the human way to help him out of his

difficulties but is likewise good business and practical sociology.

Steps are being taken to translate this enlightened policy into a more

formal working program. Rehabilitation necessitates advice and guidance

in matters of health, nutrition, housing, employment, family relationships,

adequate earning, balanced spending, and the exercise of a reasonable

thrift.

There is a vast amount of scattered information concerning agencies,

private, semi-private and governmental, which are organized for the pur-

pose of helping individuals along lines of material, educational and general

welfare. Such information is for the most part uncoordinated but would

be of considerable value if put in condensed and non-technical handbook
form.

BENEFICIAL MANAGEMENT CORPORATION has under its direction

Community PERSONAL FINANCE OFFICES which provide a helpful small

loan service based on a thorough understanding of the average family's finan-

cial needs.
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The Beneficial Management Corporation with this volume therefore, has

started a series of manuals along the lines of housing, health, employment,

consumers' problems, vocational guidance, leisure-time activities and allied

subjects for the information and guidance of their supervisors, loan mana-
gers, cashiers and assistant personnel.

In outlining these manuals and making tentative compilations, it was

found that by a very slight amplification of material, they might be made
effectively usable not only for their own personnel but for the socially

minded among ministers, church visitors, deaconesses, etc.; personnel

workers and employment directors; parole and probation officers; visiting

nurses, physicians and public health workers; Junior League members,

Red Cross workers, Y. M. C. A., Y. W. C. A., Y. M. H. A. workers and

similar groups; workers from women's clubs and such service clubs as

Rotary, Kiwanis, Quota, Zonta, etc.; CCC camp directors; State and

Government relief workers and employment directors, etc.

These publications will appear in a "Service Handbook Series" and will

be made available to libraries, social and welfare organizations and to the

general public.

"Catching Up With Housing" is the first of the series. While dealing

with perhaps more technical aspects of the problem than subsequent hand-

books will do, the question of housing is particularly timely. It should be

understood by all professional and lay workers because of the urgent and

immediate need for an intelligent understanding of the Federal Housing

Program; because of its close inter-relation with problems of disease,

delinquency and crime ; and because of its important economic place in the

family budget.

The Beneficial Management Corporation has acted upon the responsi-

bility it feels in any public house program primarily because its clientele

is among those who would be definitely benefited by improved housing con-

ditions and because these improvements must be preceded and accompanied

by a general program of public education.

Marquis W. Childs in his recent book, "Sweden, The Middle Way,"*
makes a significant point in the excellent chapter on "Low Cost Housing."

He states that it took Sweden fifty years of agitation for slum clearance

and better housing to realize that housing for the lowest income groups

could not be provided on the ordinary basis of private profit. The program

which has virtually freed Sweden from slum conditions was based on this

and one other important conclusion, viz.: that there could be little real

* Childs, Marquis W. "Sweden, The Middle Way", Yale University Press,

1936.
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progress until the interest of the group to benefit from improved housing

was enlisted. * This, he states, is at the root of most of the reform that

Sweden has adopted—"they are sui generis, growing out of a social need

that has been keenly felt and insistently presented against a broad back-

ground of social and economic education; they have not, in short, been

superimposed from above through the beneficence or the righteousness of

a class that took its own superiority for granted."

We hope that this small volume may play some part in widening the

necessary "background of social and economic education" which has proven

vital in housing progress,

Elizabeth McCalmont
New York City

August, 1936

* This is the probable explanation of the outstanding success of the coopera-

tive housing project of the Amalgamated Clothing workers located in the

Bronx, New York City, a notably successful enterprise, initiated by and pro-

moted within the working group itself. See page 161 et seq.
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Until recently housing as a social problem has been shrouded in a fog of

misconception, sentimentality, superstition and half truths. It has been

assumed that only the very poor were inadequately housed and that the

rest of the people of this country had attained the highest standard of

housing consistent with our lavish civiHzation. It requires only a casual

examination of a few of our most luxurious and most exclusive housing

facilities to realize that while in most instances cost has not been spared,

technical skill and a full understanding of the relation of the home to the

individual and the commimity have been but partially used or entirely

ignored.

After more than a quarter of a century of experience in the study of hous-

ing and in surveying scores of communities, this writer has come to the con-

clusion that the housing of the American people as a whole in decently

healthful, reasonably convenient and adequate dwellings, with good neigh-

borhood standards of communal life, is still a problem of national concern.

Housing is, therefore, not merely a slum clearance problem, nor a problem

of providing a minimum of shelter for the poor. It is a task which involves

the raising of all housing standards; the utilization of all our technical

resources as builders; the skillful planning and building of communities;

and the revamping of many aspects of our methods of housing finance.

While in most fields of production we have attained a high efficiency and

have found a way to replace the old and obsolete with the new and tech-

nically advanced^—in the realm of housing little technical progress has

been made and the old and obsolete has survived when it should have been

junked in order to make room for a higher standard of homes consistent

with a progressive age.

For at least a hundred years there has been some concern about housing

in this country, particularly in the urban communities. In our zeal to

make out a case and to build up public opinion, we have made assumptions

not sufficiently verified by experience, and so have drifted into miscon-

ceptions which have befogged the issue and have prevented in large measure

the development of a sound social and economic housing philosophy.

Some of these assumptions and misconceptions may be stated as follows:

1. The one-family house is at all times the ideal for home life.

2. Home-ownership is the open door to economic security and civic virtue.

3. Slum clearance without reconstruction will benefit the low-rental

groups.

4. A rural environment is the ideal for home life.

5. The investor in slum properties enriches himself at the expense of the

poor.
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6. Investment in real estate is the most desirable because it is the most

tangible and secure.

7. Restrictive legislation will bring about better conditions regardless of

the burden of cost which it imposes.

8. It is impossible to have desirable living conditions in an intensively

urbanized community.

The housing problem and the methods of solving this problem have of

necessity been centered upon the task of providing relief for those who are

forced to live under abnormal conditions either in slums, on the fringes of

our cities, or in the country districts. That we have failed in this task is

quite evident to any one who is willing to venture into these twilight zones.

This failure is due not so much to lack of interest or desire to improve

conditions as to the nature of the problem which involves not alone legal

and administrative controls, but a broad outlook upon the whole question

of land planning and use, methods of construction, the financing of home
building. The problem of construction technique has made less progress

in the last twenty years than almost any other industry in the country.

It is often alleged that the improvement of housing conditions is not so

much a problem of better buildings as of better ways of living and of a greater

appreciation of the value of good housing on the part of the subnormally

housed. This is another of those misconceptions which is widespread and
which can and should be challenged by everyone experienced in good hous-

ing. There is no doubt that many slum dwellers would create a new slum

no matter where they might live, but this type of occupant is by no means
representative of the vast majority of the people who desire better houses

and can be depended upon to use them to best advantage. The small

minority of abnormal families, or housing delinquents, will always be with

us, but they are not the ones who should set our entire standard of housing.

Lack of water supply, except in the hall or cellar; superannuated toilet

facilities; pestilential school sinks which must be shared by many families;

plumbing which has ceased to function through sheer decay; stairs which

have been out of repair for a generation; damp cellars and damp walls

which reek with the smell of mould—are places where even the most
punctilious housekeeper cannot keep up the sense of home or find en-

thusiasm in maintaining cleanliness. These are not isolated cases of

neglect, they can be found by the thousands in most cities. Millions of

our people can afford no better accommodations within their income and
still provide the other essentials of living. We should, therefore, not permit

the red herring of lack of appreciation of good housing to be drawn across

the trail of a problem which must be solved not in terms of a small minority
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of abnormals, but in terms of the vast majority of decent people who need
and would benefit by decent dwelling places.

Much blame for the subnormal housing conditions which are tolerated

in our midst has been placed upon the alleged exploiting tenement owners.

The fact is that many of the worst conditions prevail in dwellings which
hardly pay the interest on the investment and are often carried at a sub-

stantial loss. As long as we persist in blaming the bad tenant on the one

hand and the exploiting landlord on the other we shall not solve the problem.

The difficulty of providing decent dwellings for the mass of our people

is to be found in more fundamental and deep seated causes. The most im-

portant of these is the sheer economic inability of a large proportion of our

American families to pay adequate rentals or make housing investments.

We can blame neither the building industry, nor our financial institutions

for failure to invest in non-productive enterprises. However, it is con-

ceivable that a considerable portion of the population could be provided

with better housing accommodations even under present conditions of

income if land speculation were to be reduced to limits within reasonable ex-

pectations of reahzation; if mass production were to take the place of

piece-meal speculative building; if interest rates could be reduced to a

reasonable minimum; if the charges for financing housing outside of the

interest rates were to be ehminated and investment risks reduced to the

lowest point consistent with sound business. It is not the technical process

of construction that constitutes the main burden of housing costs, but the

charges incident to the business of setting up the financial structure which
makes the physical structure possible.

I do not intend by what has been said above to minimize the value and
potentialities in the technical development of the building industry. I am
aware that while in the production of automobile tires, for example, we
have improved the methods of production many times over, in the building

industry we still use methods which are little better than those employed
by the Pharaohs of Egypt when they built their first garden cities for the

workers on the Pyramids.

Another fact which must be faced is the steadying of employment in the

construction industry, eliminating its seasonal character and thus reducing

the costs incident to seasonal employment of both men and equipment.

The last and by no means the least important factor in the solution of

the housing problem is due regard for the item of obsolescence, as is custom-

ary in other commodities. In housing, while deterioration is constantly

and at an accelerated rate taking place, its use can be continued indefinitely

or, at least, until from sheer decay it collapses. This brings to the fore the

question as to when housing is no longer a habitation. The fundamental
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law of the land has placed about property rights a halo of sanctity which

has worked to the detriment of both tenants and owners and has at the

same time retarded progress in the building industry itself. While we
voluntarily junk locomotives, automobiles, factories, office buildings and

equipment as soon as they become obsolete, housing remains the outstanding

relic of past generations. When each generation demands and can afford

to pay for the home consistent with the period in which it lives, we shall

have solved the housing problem.

Government will have to play a part in the solution of the housing prob-

lem, but Government alone should not, cannot and will not solve the

problem of housing in the United States. To be sure for a portion of the

population which may continue to live on the edge of subsistence, Govern-

ment will have to provide housing. But raising the standard of housing,

where the mass of the people are concerned, will remain a task involving:

The reorganization of our technical methods of building.

The development of financial resources consistent with the capacity of

housing to produce revenue.

And the employment of industrial organization productive of housing

at a cost and speed commensurate with the standards of a progressive

nation in a progressive age.

Carol Aronovici
Greenwich, Conn.

August, 1936.





CHAPTER ONE

HOUSING
A Public Concern





^We are working toward the ultimate objective of making it

possible for American families to live as Americans should.'*''

—Franklin D. Roosevelt

HOMES AND HOUSING

Importance of the Housing Question

The importance of housing in its relation to the economic and social well-

being of a considerable majority of the people of the United States is so

rapidly making itself felt, and kaleidoscopic changes are taking place with

such bewildering rapidity, that even those technically expert in the field

must at times feel dazed.

As for the layman who wishes to and should be kept informed, the recent

flood of articles on various aspects of the housing problem appearing in wel-

fare magazines, architectural, engineering, financial, housing, building-

trades, labor, real estate and other specialized journals, as well as the daily

press, is apt to confuse rather than clarify the picture, as each is prone to

emphasize its own problems and viewpoints or advocate the point of view

of special interests. In no one place has a brief resume of housing facts ap-

peared so compiled as to serve as a basis for unbiased opinion.

The subject of Homes and Housing is one of vital importance to every

individual, as everyone is born and bred in some place which is at least

termed a home, representing the immediate soil which nurtures his growth

and character far more intimately than we have realized until late years

when psychological research began to open our eyes. The student of be-

havior problems now looks to the very early environment in arriving at

a diagnosis.

It is generally assumed that housing implies merely the strict confines of

shelter with its various appurtenances such as halls, stairs, toilet and bath-

ing facilities, etc. The broader view of recent housing objectives includes

the neighborhood, the community and the various services which have been

or should be developed either by the community or by such cooperative

effort as groups of individuals might desire and be willing to provide for

themselves and their neighbors. While there is certainly some relation

between the physical character of the dwelling and the physical and moral

character of some of its inhabitants, the far-reaching influences of neigh-

borhood conditions and the opportunities for normal communal life which

they afford are most fundamental. That bad housing goes hand in hand

with bad neighborhood conditions must be admitted by anyone familiar
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with our slums and sub-standard housing centers. But it is obvious to

those who have studied housing from the broader angle of its community

relations that the eradication of individual housing evils must fall short of

a true solution of the problem unless the whole neighborhood is improved.

Slum clearance has gained its vogue because of the fundamental difficulty

of separating the individual dwelling from the intricate fabric of neighbor-

hood conditions which may include many anti-social group organizations,

movements and forms of expression. These are the result of neglect on the

part of the law-enforcing agencies, the inadequacy of the community

equipment for normal group expression and the failure of the physical

plant of the home to satisfy the essentials of home life in terms of safety,

privacy, comfort, convenience and general amenity.

We have been in the habit of attributing the high cost of public services

to the slum dwelling and its by-products—high mortality rates, sickness,

crime, immorality, insanity, etc. While there is little doubt in the minds of

students of housing that there is a relationship between these social prob-

lems and housing, it is quite impossible for the present to separate the

effects of heredity, undernourishment due to ignorance or poverty, indus-

trial conditions, neighborhood conditions and lack of social or public ser-

vices from the more obvious factor of the physical condition of the home.

Looked upon as a national problem housing involves in the first place a

new building economy which would involve a broad range of changes in

building technique, financing methods, relation between wages and cost of

building, taxation, land control and a vast range of social, economic, legis-

lative and constitutional issues which must be met in order to bring about

a new order of things in our national housing standards.

The next problem is to be found in the ability to pay for decent

housing by the various income groups of the country. We find classes

of people who can afford to pay for the highest standard of home,

those who can meet a normal standard, those who must accept a

minimum consistent with decent living conditions and those who could at

no time afford to pay a return on the investment in a home. The question

to be settled and which will have to be settled if we are to bring about an

improvement in housing is whether Government aid shall be given to hous-

ing and where commercial housing should end and Government subsidy

begin. The problem is not easy to solve since it is intimately related to

changing standards of living, fluctuating incomes, drifts in the cost of land

and buildings which form currents in the opposite direction from the supply

of housing. The stabilization of a national policy which would harmonize

with the current of existing needs and commercial production is the key to

the solution of the housing problem.
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What Is Meant by Low-Cost Housing?*

It has been said that until two years ago ninety-nine persons out of one

hundred had never heard the term "low-cost housing." Now its use as

part of our common vernacular has become quite generally accepted.

There is some confusion in the minds of people interested in the improve-

ment of housing conditions regarding the difference between low-cost hous-

ing and low-rental housing. For the present and for some time to come we

must conceive of low-cost housing as an objective to be attained by a

process of readjusting many economic, legislative, technical and other

factors. These will require time and long range planning. Low-rental

housing, on the other hand, may be created independently of these adjust-

ments by the creation of subsidies of various kinds which will make up the

difference in the rental cost between what is socially necessary to meet the

needs of certain families housed at present in sub-standard houses and what

they need for minimum accommodations.

Poor Housing a Public Menace and Concern

It is only recently that public and official bodies have become aware of

the fact that a vast proportion of our population cannot obtain decent

homes, and that the problem is assuming the proportion of a national

menace far beyond the personal misfortunes of those who are forced to live

in slums and sub-standard dwellings. This quickened public opinion has

come about not only because social consciousness is undeniably developing

but also because every pocketbook is feeling the pinch of heavy taxation.

The enquiring citizen as well as the slum owner is discovering that slum

maintenance is one of the heaviest of tax burdens.

Recent investigations into the cost of public services per person in the

slum areas has shown that this burden is from three to six times as great as

it is in other parts of the community. What proportion of this heavy cost

should be attributed to the fact that the poor live in the slums, and as such

must receive aid which other parts of the community need not receive, and

what part is due to the ravages of congestion, insanitation, lack of privacy

and safety, is difficult to state. Probably both factors contribute to this

disproportion in the cost and variety of services which the community must

render.

For a thorough analysis see article by Norbert Brown, "What Constitutes

Low-Cost Housing?", Real Estate Record, July, 1935.
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Needfor Preventive Program

In some fields we have learned (very slowly, to be sure) the valuable

lesson that a few cents worth of prevention is worth many dollars of cure.

This has been demonstrated strikingly in the lengthened expectancy of life.

The average individual can today expect to live 58 years, a ten-year in-

crease within the past twenty-five year period. This represents the net

gain of preventive medicine, improved sanitation, research along many
lines, much intensive education and broad legislative control which en-

deavors to harmonize law and law enforcement with the most advanced

knowledge of medical science. Results similar to those achieved in the im-

provement of health conditions, in the reduction of losses due to unem-

ployment caused by sickness and in adding 10 years to the average span of

life may be achieved in housing. In order to do this we shall have to resort

to the same courageous methods of public policy that have made the con-

servation of health one of our outstanding social achievements.

Like most social problems, housing has two definite angles, the preven-

tive and curative. Any constructive program may be seriously nullified

unless definite measures are taken to demolish the slums or at least to re-

move the people from the slums into better housing accommodations and

to plan future housing for the lower income families in such a way that

they may not become slums in the future. The mistaken idea which pre-

vails in some quarters that slum demolition alone will improve housing

conditions must be met with the obvious argument that every unit of hous-

ing which is demolished either drives families into quarters which are-more

expensive or produces crowding, the most serious housing evil we have.

Unless we replace every demolished dwelling unit in the slum with a good

home either in the slum or in some other quarter and see to it that no appre-

ciable rental burden would be created thereby, slum clearance may become

an evil from the point of view of the poor, no matter how desirable estheti-

cally the clearance may prove.

Many communities today have zoning laws, sanitation ordinances and

building codes, but it is a fairly new departure for a community to seek or

enforce laws for the improvement or demolition of deteriorated and obso-

lete dwellings.

The public is protected against infected livestock. Fairly rigid laws

govern our water and milk supply. We have Federal laws against adultera-

ted food and drugs. The farmer is in most states obligated by law to give

his cows quarters that are clean, dry, airy and sunny. Yet we meet almost

insurmountable obstacles in securing legislation for the decent, healthful

housing of human beings. That the grotmd for a program of housing
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is still to be broken if we are to have a broad national housing policy is ob-

vious from the various conflicts in the interpretation of our fundamental

law as has so often been illustrated in the course of our efforts to acquire

land for public housing.

The inconsistency of the situation was aptly illustrated at a housing

conference in Atlantic City where some difficulties connected with land

acquisition (needed for a housing project) were being ironed out. Colonel

Hackett (former director of the Housing Division) retold the story later

on at a Labor Housing Forum

:

"During the meeting the question of condemnation was
aised. On this subject, an official of the Merchants' Association

poke more or less as follows: 'I operate a meat-market and dairy.

I could make a larger profit if I bought old meat and milk. Yet the

inspectors would confiscate my whole stock if I so dared. When
the food laws were passed we merchants fought to a finish and
were beaten. Now I agree to the necessity for such laws and com-

ply gladly with their strictest provision. I see no reason why a

man should be allowed to rent out filthy, disease-breeding flats

when I am not permitted to sell, for a handsome profit, rotten

meat and contaminated milk.'
"

Colonel Hackett in the same address said, "It is hard for us now to reaHze

that seventy-five years ago the establishment of a public school system was
the cause of one of the most bitter struggles in the history of Congress.

I firmly believe that it is only a question of time before slum clearance will

be recognized as one of the major responsibilities of governments and all

legal obstacles will be removed."

It may not be out of place to mention at this juncture the attitude

toward municipal land ownership which the founders of the American
Republic entertained. A letter to Thomas Jefferson written on May 1,

1791, by George Washington reveals his desire to have private land owners
surrender, without compensation, one-half of their lands to the Federal

Commission in charge of the development of the National Capital. The
letter reads in part as follows

:

" the whole containing three to five thousand acres is

ceded to the public on condition that when the whole shall be sur-

veyed and laid off as a city (which Major L'Enfant is now di-

rected to do), the present proprietors shall retain every other

lot—and for such part of the land as may be taken for public use,
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for squares, walks, etc., they shall be allowed at the rate of twenty-

five pounds per acre .... nothing is to be allowed for ground

which may be occupied as streets or alleys."

The opinion held by General Washington regarding real estate specula-

tion and speculators is nowhere better expressed than in his letter of

March 25, 1798, and has the ring of modernity:

"It has always been my opinion, and so I have expressed it, that

the proprietors of the city of Washington, with some exceptions,

are, by their jealousies and the modes they pursue to promote

their local interests, amongst its worst enemies."

Both Washington and Jefferson, surveyor and architect, respectively,

were community builders whose vision has not been translated into reality

for reasons which prevailed at the time of the birth of this country and

are prevailing more intensively, to this day.

Progress in the Face of Difficulties

Probably a no more difficult public task has ever been projected than

the launching of a national housing program. With lack of basic informa-

tion and experience, uncoordinated interests, labor complications, em-

ployment problems, legislative obstructions, constitutional issues and

involvements of conflicting responsibilities, a new governmental structure

had to be set up. But even in the face of these difficulties, notable progress

has been made.

Studies and surveys have sprung up almost overnight; experimental

projects have come into being and proven themselves workable or other-

wise; organizations have been initiated within and without the govern-

ment framework ; funds have gradually been made available until a gigan-

tic social and economic mechanism is evolving which despite inevitable

changes, revisions, reorganizations and coordinations must develop into a

program which will be legally possible, socially serviceable and economi-

cally workable.

It is believed by many that it will not be long before public housing in a

variety of forms and standards will be as much a part of our government

as public education, a safe-guarded water supply, or any other recognized

public health and welfare activity. As Justice Oliver Wendell Holmes has

said:
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"Housing is a necessity of life. All the elements justifying some

degree of public control are present."

and as Sir Raymond Unwin, noted British housing expert, said at Baltimore

in October, 1934:

"Let me tell you as one experienced in this subject, that you

have moved further in housing in the last two years than we did

in forty years before the War. That is a fact. You are nearer get-

ting a full program of housing today than we were in 1914, and
some of us had been working at it then for thirty or forty years,

despite the fact that dozens of our local authorities had been

building housing before the War and had the machinery."





CHAPTER II

HOUSING
Facts and Figures



''There has been an astonishing lack of factual data pertinent to

housing and an almost universal ignorance regarding methods of

securing necessary information."

—Col. Horatio B. Hackett, Former Director-

Housing Division, Public Works Administration



HOUSING FACTS AND FIGURES
The economic factor in the housing problem is of predominating im-

portance. On the whole, the amount of rent or the extent of the invest-

ment which a family can assume must under present conditions of "laissez

faire" in housing determine the character and standard of housing that will

prevail. If this is the only manner in which the housing problem can be

met it is obvious that wages, cost of construction, land costs, etc., will have

to be revised and equalized so as to permit improved standards. Failing

in these, it is clear that the only resort left is public subsidy which will

make up the difference between what people can pay and what it would

cost to provide them with a decent place in which to live.

Can the Majority of Our People Pay for Good Housing?
How much can American families actually afford to pay for their hous-

ing? Not until recently have there been figures which were at all reliable

as an index of actual income among the lower income groups.

The Brookings Institute has issued an invaluable study, "America's

Capacity to Consume," by Leven, Moulton and Warburton, from which

the following figures relating to the lower income groups are taken

:

FAMILY INCOMES*—1929

Cumulative Totals

Families

120,000

1,982,000

3,797,000

5,754,000

4,701,000

3,204,000

1,988,000

1,447,000

993,000

718,000

514,000

2,256,000

Income

(Tentative)

$500 (Tentative)

$500 to 1,000

1,000 to 1,500

1,500 to 2,000

2,000 to 2,500

2,500 to 3,000

3,000 to 3,500

3,500 to 4,000

4,000 to 4,500

4,500 to 5,000

over 5.000

Per Cent Families Per Cent

0.4 120,000 0.4

7.2 2,102,000 7.6

13.8 5,899,000 21.4

20.9 11,653,000 42.4

17.1 16,354,000 59.5

11.0 19,558,000 71.1

7.2 21,546,000 78.4

5.2 22,993,000 83 .

6

3.6 23,986,000 87.3

2.6 24,704,000 89.9

1.8 25,218,000 91.7

8.2 27,474,000 100%

Median family income $1,700

* Incomes are from occupations, investments and sale of property. Also im-

puted income on owned homes but not imputed income on durable consumption
goods. The table includes families of 2 or more persons. Unattached indi-

viduals are not included.
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The figures covering all families in the United States, however, are for

1929 the peak year of our prosperity. In the Financial Survey of Urban
Housing, we find that from 1929 to 1935 the family income declined in 52

cities:

35% in house ownership groups

30% in tenant groups

Milton Lowenthal, in a study of non-farm families made for the Housing

Study Guild, stated that in 1934 52% of non-farm families had incomes of

less than $1,000 per year. Housing for these families, he believes, would

have to be completely subsidized. An additional 33% have incomes from

$1,000 to less than $1,700 per annum.* For these, housing would have

to be partially subsidized.

We cannot make these points clearer than by reproducing two charts from

The Housing Study Guild Bulletin which clearly indicate the distribution

of incomes and the relation of wages to rent subsidies.! It is immaterial

whether we assume that thirty dollars or twenty-five dollars rent per

month represents the minimum for which a family may be able to obtain a

home of minimum standard. The relation of rent to subsidy and the dis-

tribution of incomes clearly indicate the range of public aid that would be

needed to attain this condition. In preparing these charts, Mr. Milton

Lowenthal took account of the change in the volume of the dollar between

the prosperity year of 1929 and the depression year of 1934 in order to

obtain his range of family incomes for which he believes subsidies may be

necessary.

The present Administration is working along the following fairly clear

lines of income classification:

1929 Figures

Middle Income—White Collar Group $2,000 to $2,500 per yr. 11.6 %
Low Income—Workers Group $1,000 to $2,000 per yr. 38 %
Relief Group $1,000 and under per yr. 21 %

* Those interested in detailed analyses of income figures are referred to: United

States Labor Statistics; Labor Statistics of the Large Industrial States; "In-

come of Farmers"—Dept. of Agriculture; "America's Capacity to Consume"

—

Leven, Moulton and Warburton (Brookings Institute); "National Income and
Purchasing Power"—Willford King; "Measurement of American Wealth"—
Robert R. Doane; "Rich Man—Poor Man"—Goslin (People's League for

Economic Security); "Recent Trends in American Housing"—Edith Elmer
Woods; "Neighborhoods of Small Homes"—Whitten and Adams,

t See pages 27 and 28.
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And its conception of and approach to the problem has been very clearly

set forth by Charles E. Pynchon of the PWA Housing Division in an ad-

dress of April 17, 1936, from which we quote the following:

Three Types of Housing:

"In order to have more clearly in mind the problems raised by this

question of subsidy we must consider the three types of housing accom-

modations which in a complete housing program are necessary for the

rehousing of the three distinct groups involved.

''Middle Income Group:

"First, there is that class of people of sufficient income to be able to

afford rents of from $8.00 to $12.00 per room per month. Decent

housing accommodations for this group can be provided by private

initiative without recourse to subsidy. This problem is distinct in it-

self and should not be confused with the issues involved in the rehous-

ing of persons of lower income. It concerns a class of people whose

income is from $2,000 to $2,500 per year, a group which constituted

in 1929 approximately 11.6% of all families of more than one person.

"These people have been and are being housed in several different

ways. In the past civic ventures such as Mariemont, Ohio, and Rad-

burn, N. J. ; corporation non-profit projects such as those constructed

by the Metropolitan and the Prudential Life Insurance Companies;

cooperative projects such as Octavia Hill, Brooklyn Garden Apart-

ments and the Paul Lawrence Dunbar Apartments (built by John D.

Rockefeller) ; New York City Housing Corporation projects such as

Sunnyside Gardens; housing foundation projects such as Lavan-

burg Homes and other well known limited dividend projects such as

Chatham Village, Pittsburgh and Michigan Boulevard Garden Apajrt-

ments in Chicago were built. More recently Knickerbocker Village

built under the Reconstruction Finance Corporation Act of 1932, and

seven limited dividend projects of the Public Works Administration,

Alta Vista (Va.), Hillside homes (Bronx), Boulevard Gardens (Brook-

lyn), Neighborhood Gardens (St. Louis), Carl Mackley Houses

(Philadelphia), Boylan Housing project (Raleigh, N. C.) and EucUd
Housing project (Ohio), all cater to this same income group.

"At present this field is being adequately handled by the Federal

Housing Administration working in cooperation with private capital
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and private initiative. Projects for the lower income white collar class

have been or are being built in Clarendon, Va., Meadville, Pa., and

Wilmington, Delaware, with 19 additional projects approved, some of

which are scheduled for construction in 1936.

"Low Income Group:

"The second group constitutes our problem. In all our discussions

of a future program we have visualized as the man to be housed, a

worker with wife and children whose income is comparatively steady,

although small, and who, if he cannot afford new housing under present

conditions, can at least pay for what he gets. This type of tenant has

an income of from $1,000 to $2,000 per year, mostly in the lower

brackets of this range. To provide minimum decency accommodations

for this class with rentals within its grasp some form of subsidy is re-

quired. Thirty-eight per cent of our families had incomes from $1,000

to $2,000 in 1929. It has been shown that with few exceptions private

initiative cannot provide decent minimum standard housing for most

of this group,

"The Housing Division's policy accordingly was set up on the basis

of a 45% outright grant, the remainder to be amortized over a period

of 60 years. It was felt that by so doing the great need evident for

this class of people could be dealt with. Justification for setting up

our program in this way was interpreted from the National Industrial

Recovery Act of 1933, authorizing the renting or leasing of the prem-

ises but setting no limitation upon the amount to be charged for rent.

"Legislation:

"The Healey and Russell bills, now before the House of Representa-

tives, authorize the Federal Emergency Administrator of Public Works

to fix rents at such a level as he deems necessary to meet the needs of

those families in the community for whom private enterprise is unable

to produce safe, adequate and sanitary housing, notwithstanding that

the rental rates so fixed may not provide for repayment in full of the

funds expended in connection with the project.

"Relief Group:

"There is another group resident in our slums living shoulder to

shoulder with those I have just mentioned. They can be divided into

two classes: first, the economic misfits, people who are willing and
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hard workers but who, for deficiencies of temperament or health, can-

not keep their heads above water; and, second, the frankly 'down-and-

outers.' Twenty-one per cent of the families of this country had

incomes of less than $1,000 even in 1929 and cannot afford rentals of

over $4.00 per room. We have not been able to consider, in our plans,

housing for this class which must be on a permanent relief basis. If

we are to house them, we shall be obliged to reverse our conception of a

financial policy. We shall have to hypothesize 100%subsidyat the out-

set, and collect whatever rents may be possible. Something un-

doubtedly should be done for these people but theirs is a relief, not a

housing case.

"The problems involved in these three spheres of action are separate

and should not be confused. They concern again the low-income

white collar class, the self-supporting low-income workers group and
the lowest income relief group."

Rents in American Cities

Although modified by geographical location and other conditions, ren-

tals actually paid are a fair index of housing conditions, and the figures

from the Real Property Inventory are as follows (see also chart page 32):

Percentage of

Rent FamiHes

Under $10 15.6%
$10 to 15 18.3

15 to 20 18.8

20 to 30 25.9

30 to 50 17.0

50 and over 3 .

9

Unreported 1.5

Cumulative Per Cent

15.6%
33.9

51.7

77 . 6 under $30 . 00

94.6

98.5

100

The above table has far-reaching significance as it indicates the range of

rentals paid in 64 major cities in the United States. It is clear that a con-

siderable proportion of the population pay rentals which under no circum-

stances could compensate decent commercial housing. With more than

one-sixth of the families paying less than $10.00 per month for housing and
over one-half the families studied paying less than $20.00 per month rent

the issue becomes not alone a matter of better building, but of adjusting

capacity to pay rent to the cost of housing in all its aspects.

These figures from the Rea,l Property Inventory gain added significance

when we realize that the total number of buildings included in the Inven-

tory was 1,931,135 containing 2,633,135 dwellings occupied by 9,074,781
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persons. This number of persons is equivalent to the entire urban popula-

tion of the New England States plus the urban population of the States of

Kentucky, Tennessee, Alabama, Mississippi, Montana, Idaho, Wyoming,
Colorado, New Mexico, Arizona, Utah and Nevada.

Other Rental Figures

An excerpt from Fortune tells us that "the monthly rental paid by aver-

age American families in 1933 was $21.00. Even in boom 1929, it was only

$27.00."

Langdon Post, New York Housing Authority, says 516,000 families

(approximately 1,800,000 persons) in New York City pay less than $7.00

per room per month, and that some families are paying under $3.00 per room

per month. Stated more bluntly, these figures would seem to indicate that

nearly a third of the families in the City of New York could not pay an

economic rent should we undertake to rehouse them in modern homes.

Cincinnati Survey—Bleecker Marquette
In the recent Cincinnati survey the following rental percentages are

given

:

Among white families 45% paid 20% or less of their incomes

28% paid 20%-30% of their incomes

11% paid 30%-40% of their incomes

14% paid over 40% of their incomes

Bleecker Marquette says that there is no doubt that in general these

families are today paying a far greater percentage of income than they

formerly paid. We quote:

"Sixty per cent (60%) of the white apartments have no conve-

niences except a sink with running water. Almost exactly the

same percentage holds for the Negro group. One would expect to

find that practically all of the apartments where the rent is higher

would have conveniences. Nevertheless, the figures show that

50% of the families paying from $6.00 to $7.00 a room a month
have no conveniences except a sink in the apartment, while for

those paying over $7.00 a room a month, 41% have only a sink.

Seventy-five (75) per cent of the white families pay less than

$6.00 a room a month."

Further Findingsfrom the Real Property Inventory

Of the total units investigated by the Real Property Inventory, the

following revealing facts have been gleaned

:
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9.4% were without electricity

17.1 were overcrowded

17.3 were without indoor private toilets

24.5 were without tubs or showers

30.4 had no gas for cooking

40.4 had no furnace or boiler

60.0 needed repairs

The general average shows 24.5% of the dwellings with no bathtub or

shower, but many cities reported as high as 58% without such facilities.

It must be realized that the facts and conditions revealed by the Real

Property Inventory were essentially a by-product of an investigation which

was initiated largely for the purpose of ascertaining the possibilities for

creating employment through property rehabilitation and was not a hous-

ing survey intended to reveal living conditions from the point of view of

the tenant.

Heating and Sanitary Conditions

The character of such living conditions is further pictured for us through

a more intensive study made by the Better Housing League of New York

City, covering 132 families:

"Most of these famiHes heat their homes by coal stoves, 20%
supplementing this heat with gas. The study reveals that these

families spent on an average of $25.00 a year for heat. There is a

great divergency in the heating costs. The cost of heating a one-

room apartment in this group of families averages $19.40 per

year; for two rooms, $22.11; three rooms, $26.25; four rooms,

.$35.00; and five rooms $39.10. As was to be expected, those

families who buy their coal by the bushel were found to pay much
more for their heating costs."

From the Real Property Inventory (Bureau of Domestic and Foreign

Commerce) we have the following

:

"The details concerning heating are extremely interesting, but

must be discussed in the light of the locations of each city. How-
ever, the fact that only slightly more than half, 55.5% of the

dwellings have both hot and cold running water, gives cause for

thought, and 14.1% have no running water at all. One-fourth

(24.3%) of all the dwellings have no private indoor water closet,

and 34.8% have neither tub nor shower. In one city, these per-
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centages run as high as 42.8% without water closet, and 50.2%

without tub or shower. Approximately one-half of the dwellings

have neither gas nor electric cooking."

Edith Elmer Woods in "Slums and BHghted Areas in the United States"*

lists over one hundred housing studies, both Government and private.

From her own analyses of many of these figures, she concludes that

6,000,000 non-farm homes and 5,000,000 farm homes, or a total of 36%
of our housing is sub-standard.

The National Burden of Crime, Sickness and Poverty

1932 CENSUS DATA
Cost of Services

(not including Federal Emergency Relief)

Cities of More Other Cities,

States and than 100,000 Towns, Villages

Health

Crime

Welfare

Counties

$70,570,000

131,106,000

457,040.000

Population

$160,009,000

379,984,000

261,807,000

and Boroughs

$42,402,000

100,695,000

69,378,000

Totals

$272,981,000

611,785,000

788,225,000

$658,716,000 $801,800,000 $212,475,000 $1,672,991,000

Government estimates show approximately

400,000 persons in prisons and reformatories

500,000 persons in hospitals

300,000 persons in asylums

400,000 needless deaths

It is stated that indirectly illness and crime cost the United States

$18,000,000,000 annually.

It cannot be assumed that the 18 billions of dollars estimated as the

nation's annual bill for crime and ill health are directly attributable to

bad housing. There has been much speculation on this score and it is evi-

dent that no distinct line can ever be drawn indicating what proportion of

criminality, ill health, etc., is due to bad housing and how much is charge-

able to poverty, heredity, ignorance, unemployment, wear and tear of

present-day civiUzation, etc. Clearly housing is an important factor but

while it is easily proven that the slums in which the poor live yield a high

rate of physical, mental and social derelicts, yet poverty, per se, is not

caused by poor housing. It would seem as though bad housing might well

be regarded as a symptom of social waste as well as a cause of it.

* Published by the Housing Division, PWA, as Housing Bulletin, No. 1 (1935).
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However, it is self-evident that all persons should be entitled to an op-

portunity of at least minimum housing standards and when a community-

fails to make this possible, it has failed in one of the greatest objectives of

civilized society, namely, to raise the home to the dignity which the nation

itself can and should command.

Housing and Health

In an excellent monograph, "The Relation between Housing and

Health," by Rollo H. Britten, Senior Statistician of the U. S. Public Health

Service, we are told:

"There is definite evidence that the elimination of slum districts in cities

and the provision of housing which meets adequate sanitary requirements

would have an immeasurable efTect on the future health of the population."

Causal factors are cited such as impure water supply, insanitary toilets,

lack of sewer connections, overcrowding, lack of light and adequate venti-

lation, excessive dampness, dilapidation and lack of screening against flies

and mosquitoes.

Infant mortality probably heads the list for conclusive figures. In a

study made by the United States Childrens' Bureau, "Causal Factors in

Infant Mortality," figures from eight cities, based on 23,000 birth records

showed that "the infant death rate in families which lived in homes with

two or more persons per room was 2V2 times that in families which lived

in homes with less than one person per room.

In all the communicable diseases from common colds and sore throats to

the more serious ones of bronchitis, influenza, measles, mumps, whooping

cough, infantile paralysis, tuberculosis and venereal diseases, crowded and

overcrowded conditions are an obvious menace due to the greater oppor-

tunity for contamination

.

Statistics have in some instances been compiled wherein the monthly

rental has been used as a gauge of slum conditions, rather than the number
of persons per room. A tabulation from Cleveland shows the following:

INFANT MORTALITY PER 1,000 BIRTHS (1928)

Average Monthly Rental Mortality Rate

Under $15 65

$15 to $20 45

$20 to $25 45

$25 to $30 31

$30 to $35 36

$35 to $40 18

$40 to $45 17
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Additional figures from Cleveland are as follows:

Lowest Economic Area

Rents Less than $15

(1930) per Mo.

General death rate 15 per 1,000

Tuberculosis (ages 25-44) 215 per 100,000

Infant mortality 110 per 1,000

Highest Economic Area

Rents $75 per Mo.
or More

7.2 per 1,000

34 per 100,000

26 per 1,000

However, it is pointed out that such general statistics are not as con-

clusive as they might be because of the variables of population density,

dwelling occupancy, race, age distribution, domestic conditions, unem-

ployment, illiteracy, delinquency, etc.

There are European figures which are more significant in their compari-

sons because made for similar areas but with slum buildings versus build-

ings built by the municipality.

figures from Liverpool, England
The vital statistics reports of Liverpool, for instance, give the following

comparative figures:

(Average 1923-1929)

Deaths, All Tuberculosis Infant Mor-

Popu- Causes, per per tality per

lation 1,000 Pop. 100,000 1,000 Births

Entire city 872,800 13 .

9

123 98

Municipal tenements 14,572 18.2 164 131

Slum area 3,456 28.

4

299 171

It is pointed out that these figures are even more significant because of

the fact that the "houses in this area (slum district) are systematically

cleansed, sewers and private drains regularly flushed, and in addition,

baths and wash houses, infant welfare-centers and clinics have been pro-

vided in close proximity to the area. In other words, says Mr. Britten,

methods falling short of demolition have failed to prevent the continuance

of the high death rate.

It may be surmized that in addition to the housing factor which is

coextensive with low rents and low incomes, incomes are in themselves an

index of the standard of living, ability to secure medical services and other

means of promoting proper living methods.

Dr. Haven Emerson in a challenging paper read before the Housing Sec-

tion of the 1936 National Conference of Social Work pointed out many of

the fallacies of statistical interpretations of the relation between health and
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housing. He made particular reference to the fact that in the case of con-

tagious diseases the ratio of population to number of rooms is a very im-

portant factor since the proximity to persons afflicted with contagious

diseases must of necessity result in the spread of the disease to other mem-
bers of the family. The consequent high mortality rate in congested areas

where room overcrowding exists is a natural result of increased morbidity

due to unavoidable contagion.

Social Problems and Comparative Costs of Slum Areas

Many attempts have been made to relate slum conditions to the preva-

lence of delinquency. These attempts in the form of surveys have invariably

revealed a close relationship between slum conditions and delinquency

rates. It need not be assumed that the physical conditions of buildings are

entirely responsible for the frequency of delinquency cases. Slums are

characterized by conditions other than bad building conditions. There is

the lack of play spaces, the failure to develop and integrate neighborhood

spirit, the absence of adequate management of properties, the constant

shifting of population, all of which contribute toward the creation of an

environment which encourages the development of abnormal living and

play conditions conducive to social friction, discontent and crime.

In New York City, it has been shown that 33% of the felons came from

Manhattan slum districts housing 10% of the population.*

In Cleveland, 47.4% of delinquency has been found to come from 26% of

the population, occupying 17% of the city's area.*

In Chicago it has been shown that 25% of juvenile delinquents came
from a 6% area which housed 11% of the population.*

Again in Chicago, a survey disclosed 29% of juvenile delinquency coming

from a 20 block area west of the Loop, and 27% from a 40 block area south

of it. These areas, the two mentioned and a third similar one north of the

Loop, accounted for 45% of total police calls and 62% of the fire calls, while

50% of the city health service is chargeable to these three districts.

In Baltimore, a recent investigation showed that while the average crime

rate for the city was 8.7 per thousand, in the slum areas the average rate

ranged from 24.9 to 43.6 per thousand.*

* Figures not specially credited are taken from PWA Housing Division mis-

cellaneous reports and exhibits. Other figures are from:

Indianapolis Chamber of Commerce and Bureau of Social Research, University

of Indiana (1933).

"Report on Income and Cost of Six Districts in the City of Boston," City

Planning Board and Advisory Committee on Housing (1934).

"An Analysis of a Slum Area in Cleveland," Metropolitan Housing Authority

(1934).
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Certain blighted areas in Schenectady* account for

33% of total juvenile deUnquency

75% of police court cases

26% of public health calls

63% of reported cases of tuberculosis

57% of relief expenditure

Slum areas are coming to be known in municipal parlance as "areas of

great economic drain." This fact in itself is significant, and among many
recent city surveys, there is increasing evidence to support the verdict.

A mid-west city in a survey by the Chamber of Commerce showed that

in these areas lived

10% of the population, which absorbed:

25% of all public service funds

30% of the cost of municipal hospitals

26% of the family welfare budget

16% of the total cost of fire protection

The City Planning Board of Boston* found the average tax yield to be

$13.30 per capita in their blighted areas, while the per capita cost to the

city was $89. 15—a deficit of over $75.00 per capita. Such a deficit can only

be interpreted as slum maintenance or subsidy.

Three sites selected for housing projects showed a cost of $1,400,000 for

city services in 1932. Tax collections amounted to $99,000. Thus these

three sites were being maintained by a city subsidy of approximately

$1,300,000 for the year.

All cities in the United States over 50 years of age are said to be similarly

burdened with the cost of city services, in many instances amounting to

five or six times the amount of revenue collected there.

The Illinois Housing Commission found that one square mile of blighted

area in Chicago (not the worst) cost 2V2 times the taxes levied and 5^/2

times the amount of taxes collected.*

From a paperf on the "Economics of Low Rent Housing," by Charles

E. Pynchon, we take the following significant figures:

"In Indianapolis we find that into a blighted area containing but 10 per

cent of the city's population went 26 per cent of the money devoted to

services in the entire city. To put it in another way taxpayers in that city

are spending each year for the maintenance of each person in this area

* vSee footnote, opposite page.

t "Economics of Low Rent Housing," Charles E. Pynchon, April 17, 1936.

PWA Housing Division— P. W. 54970.
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$27.29 as against $4.00 per person in other areas. These taxes go into

police, fire, health and sanitary services.

"Thirty per cent of the city hospital service in 1932 went into this area

of 10 per cent of the population. More than 33 per cent of the public relief

and 36 per cent of the city expenditure for arrests, trials and imprisonments

were likewise absorbed by these 1 1 census tracts.

"A study carried on in South Boston in 1933 of a sub-standard area in-

habited by 769 families indicates an income of $27,093.23, expenses of

$275,113.14 or an excess of expenses over income of $248,020.51. These

are typical figures in every city of the country where slums exist, and that

means everywhere.

"Let us look at Cleveland.

"During 1932 in a certain blighted area in that city where in 1930 2.47

per cent of the population of the entire city dwelt on 0.73 per cent of the

land area, the tax income was $225,035, the total cost of maintaining the

section was $1,972,437 or $1,747,402 in excess of the income therefrom

derived. This should make a difference to the people of Cleveland. Put

into construction this yearly loss represents a sum of money which at the

end of 20 years could produce approximately 7,300 new four-room dwelling

units. In other words, it represents a burden on every taxpayer in the city

which if put into clearance and housing channels would provide 7,300 new
family units within 20 years as well as eradicating at the same time an ex-

tremely evil social and economic condition. Similarly all over the country

people are paying hard cash to preserve what seems a doubtful asset.

Municipalities can't afford to keep their slums and they are beginning to

realize it. The expenditure of seven times the normal for the maintenance

of each and every person in a slum area is too heavy a price to pay.

"We have found similarly in Minneapolis that the average cost to the

city for a fire rim was $800.00. At this rate the cost of fire protection for

an area that we had under consideration for a housing project totaled

$70,000 in 1932, for runs alone. Compared to this, the total taxes assessed

against all properties in the neighborhood amounted to $30,835. The con-

clusion is too obvious.

"In the city of Birmingham there are 22 distinct blighted areas covering

817 city blocks. Twelve of these areas, covering 541 blocks, are occupied

by colored families.

"On the basis of 1,000 comparable blocks, the city spends about $2,500,-

000 annually, or nearly one-half of its budget to operate about 20 per cent

on an area basis.

"In Chicago the lUinois Housing Commission made a survey in 1933 of

a square mile covering a partially blighted residential area. It was found
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that the city of Chicago paid $3,200,000 toward fire and pohce protection,

schools, street maintenance, garbage removal and the like in this area. On
the other hand the taxes levied in this area could have equalled only-

Si, 19 1,352 but three years after the due date had been collected only to

the extent of $586,061."

Subsidy of Slums vs. Subsidy of Good Housing
Hospitals, public institutions of all sorts, not to mention public welfare

societies, are subsidized heavily by State and local taxpayers yearly. To a

large extent the necessity for such subsidization can be directly traced to

bad living conditions in blighted areas. It follows that the elimination of

such districts indirectly removes the cause for such subsidy.

Colonel Horatio Hackett, former Housing Director of the Federal Public

Works Administration, in a recent address stated his belief that slum costs

"are borne in a ratio of at least 10 to 1 by business and better residential

property owners. Surprisingly few of those who object to subsidies are

aware of the toll which they now pay to support the slums in their sorry

state."

From a second source also, slums are being directly subsidized and main-

tained. In every town or city where rentals are paid in behalf of families

on relief, this money goes to owners of sub-standard dwellings. In New
York City, in 1934, approximately $30,000,000 in rents was paid for re-

lief clients. Such a sum would go a long way toward subsidizing decent

housing projects.

Mr. Milton Lowenthal, speaking at a senate hearing lor the Housing

Study Guild,* most pertinently says, "We find that $180 per year (relief

rent per family) is paid for slum housing, and every cent of it goes

into maintaining slums, so that although we do not call it a subsidy, we
have one government agency financing slums and others supposedly main-

tained to eliminate them."

Rabbi Edward L. Israel, Vice-President, National Public Housing Con-

ference, similarly testified:*

* Senate Hearing, June, 1935—Wagner Housing Bill—S2392.
Note: For further delinquency statistics and findings see "Cause and Cure of

Crime," Wickersham Report (1931) ; "Delinquency Areas; a study of the geo-

graphic distribution of school truants, juvenile delinquents and adult offenders

in Chicago," Clifford R. Shaw, University of Chicago Press (1929); "The
Slums and Crime," by Irving W. Halpem, John N. Stanislaus and Bernard

Botein, published for the New York City Housing Authority 1934; "Slums and

Blighted Areas in the United States," Dr. Edith Woods, Housing Division

Bulletin No. 1 (1936); and the pending report from the United States Depart-

ment of Justice,
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"You are putting in money at one end in an attempt to build

up a finer penal environment and you are allowing the environ-

ment to exist which sociological studies have shown to reproduce

crime."

But both in the matter of the concentration of crime and the high cost

of services in congested and slum areas it must not be assumed that housing

is either always or the sole factor in the creation of these conditions.

The various forms of delinquency, from the common misdemeanors arising

out of ignorance of the law to the infractions due to poverty, abnormal

mentality or the natural consequences of social friction due to congestion

and lack of proper provisions for recreation and amusement, are of necessity

the more pronounced in slum districts where these conditions exist. It

must also be remembered that many convictions in the slum districts are

due to the lack of proper legal protection which individuals living under

better conditions are more likely to be able to secure. It should be assumed

that living conditions, particularly the neighborhood environment, have

an influence upon the crime rate, but the full burden of our crime bill

should not be placed at the door of bad housing, without taking into ac-

count other factors just as important in the increase and detection of crime

resulting in convictions.

In so far as the burden of taxation is concerned, which must pay for

services in slum districts, it is rather poverty and its incidents of under-

feeding, lack of resources for recreational and amusem.ent activities, the

subsidizing of educational and health services, the hazard from fire due to

the presence of inflammable materials in homes and business, and the

primitive manner of lighting and cooking, which are mainly responsible

for the high cost of the needed services. Were the poor to live in palaces

they would still make a higher claim upon the city budget than the well-

to-do who can afford to meet their needs for various services out of their

own resources. That properly planned neighborhood units would reduce

these costs goes without saying, but we must guard against assuming that

the removal of the people from slums to good housing would completely

relieve the community from the subsidies which low wages and consequent

poverty levy upon the well-to-do classes of the population.

Turning from the general problem of housing to the possibility of im-

proving the conditions in the present slums we find that economic forces

are against such a responsibility.

Even the property owners are apprehensive regarding the effort to

produce low cost housing on the lower East Side of New York, one of the

world's largest slums. In a paper read before the Apartment House Group
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of the Real Estate Board of New York, Mr. A. Pearson Hoover, First

Vice-President of G. Richard David, Inc., of New York, said the following:

"Low cost housing presupposes low cost land. That would seem to

be axiomatic. It would seem to be a basic principle. Now the aver-

age assessed valuation of property in the lower East Side, for the year

1931 averaged $13.60 per square foot. Consequently, the price of land

alone makes the construction of housing for those in the lower income

bracket of doubtful economic development. Upon land costing $13.00

per square foot a six story dwelling, with automatic elevators, with

interest at 4% and amortization 2%, brings the room rentals per

month to around $14.50. Using a twelve story structure, brings the

average room rent per month to about $12.85. This is with par-

tial tax exemption, with a fifty per cent coverage for six stories,

and forty per cent coverage for twelve stories.

"The difficulty we get into in regard to low cost housing is that we
confuse slum clearance with low cost housing. They are two separate

and distinct problems. They have been made one, not from economic

considerations but simply from a standpoint of social reform.

"If we take property in the lower East Side section and through a

Federal subsidy undertake to provide housing accommodations for

between $6.00 and $8.00 per room a month, we are simply going con-

trary to economic principles and the result will be a demoralizing of

existing real estate values through the area contiguous and adjacent to

the subsidized development. Such could not but occur and conse-

quently, you are further deteriorating a section which you are de-

sirous of building up from the standpoint of economic value."
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RENTS, BUDGETS AND SUBSISTENCE
TABLE OF LIVING STANDARDS

Adaptation of Table on Standards of Living (urban conditions) Taken
from Nystrom's Economic Principles of Consumption*

Standards of Living

1 Bare subsistence

2 Minimum for health

and efficiency ....

Minimum comfort

.

4 Comfort

5 Moderately well-to-

do

6 Well-to-do

7 Liberal

Man
Individ- and

uals Wife

800

1,000

1,200

1,800

3,000

5.000

Man, Man, Man,
Wife Wife Wife

and 1 and 2 and 3

Child Children Children

$ 600 $ 900 %1,200 $1,500

1.200

1,500

1,800\

1,500 1,800

1.800

2,700

4,500

7.500

2,200

3,200

5,500

8.700

2.100

2.600

3,700

6,500

10,000

$1,800]

2,100

2,400

3,000

4,200

7,500

12,000

Figures in italic and bold face would be applicable to approximately 88%
of our population (1934)

Figures in light face would be applicable to approximately 12% of our

population

The four figures in bold face would apply to approximately 52% of our

population

If more than half of our urban population (52%) have less tlian SI,000

per year, it might be interesting for the 12% who have incomes over

$1,700 to know what recommendations are made to them for spending.

Budget for Reduced Incomes
In the American Journal of Home Economics for June, 1932, in an article,

"Adjusting Family Spending to Meet Reduced Incomes," we find the

following budget planned by the Charity Organization Society of New
York City for a typical family of five—mother, father, boy of 13, girl of 10

and boy of 7.

* "The Personal Finance Business"

1933. Table 91, page 234.

-Dr. M. R. Neifeld, Harper & Bros.
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Weekly Minimum Annual

Rent $5.10 $ 265.20

House operation (heat, light, etc) 2.15 111.80

Clothing and incidentals 3 . 80 197. 60

Food. 7.70 400.40

Carfare .50 26.00

Miscellaneous—health, insurance, rec-

reation, church, etc 1 . 75 91 . 00

$21.00 $1,092.00

The above budget table is designed to serve a family of five persons who
would need at least three bedrooms if any separation of sexes and privacy

for the parents are to be maintained. Assuming that this can be accom-

plished by providing a dwelling consisting of four rooms and kitchen, the

rental per month per room would have to be less than five dollars per month
per room in order to make possible normal family life. There are few

dwellings available in New York City where this rent would purchase

decent accommodations. The only recourse is, therefore, the slum or the

sub-standard dwelling in other parts of the city.

"Subsistence BudgeV
But what if the family head is unemployed and is getting a relief allow-

ance or work relief compensation of $13.00 a week, or less?

Or suppose he is one of the 41% of urban families whose income is said

to be less than $749.00 annually? How is he advised to budget?

The Charity Organization Society ofTers the following as a "subsistence"

budget for such families:

Weekly Annually

Rent $5.10 $265.20

House operation (heat, Hght, etc) .65 33 . 80

Clothing and incidentals

Food 7.00 364.00

Carfare .25 13.00

Miscellaneous—health, insurance, recreation,

church, etc

$13.00 $676.00

The above budget which is suggested for families of an annual income of

less than $749 per annum implies that the family would have no clothing

unless the charitable agencies supply them, that the main breadwinner

would have to walk to his work and that there would be no provision for

health, insurance, recreation, church or other needs. Whatever subsidy
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such a family may require from the community must be attributed to in-

sufficient earning capacity and to no other cause. That so large a propor-

tion of our families must come under this classification is a challenge which

can be met only by methods broader and more far-reaching than slum

clearance or housing reform.

Budgeting Small Income Groups

The U. S. Bureau of Applied Economics has established a "minimum
decency" budget of $1,700 for a family of four as follows:

Weekly Annually Per Cent

Housing $ 6. 54 $ 340 20

Miscellaneous 7. 70 400 23.

5

Clothing 4.04 210 12.4

Food 14.42 750 44.1

$32.70 $1,700 100

Low Rentals Necessitated by Incomes
From the foregoing charts and figures, it is indicated that 51% of our

families are paying rentals of $20.00 per month and less. Private

capital has made it plain that it cannot and will not attempt to build for

this group. Limited dividend corporations which were at one time thought

to be the answer to the low-cost housing problem, have proven to be pos-

sible only for the so-called middle bracket income group. The rentals for

these projects range around $10.00 and $12.00 a room. For the recently

completed Carl Mackley Houses in Philadelphia, built for the hosiery

workers with government funds, the rents are $10.50 per room but include

heat, light and current for refrigeration, etc. The Knickerbocker Village

in Manhattan and the Hillside Housing projects charge from $11.00 to

$12.75 per room. These enterprises obviously are not the answer to the

low rental housing problem.

Home Ownership
There has been a great deal of emotional concern with the problems of

conserving the American home. The sentimental concept of "the little

cottage" has, however, lost much of its influence in recent years. It has

certainly become clear that the lower income groups who represent the vast

majority of our people cannot and, in most instances, should not try to

own their own homes. The recent spectacle of stranded home-owning

families facing the loss of their homes with all of their equities; the vast

sums of money which the government has had to invest in attempting to

salvage banks with heavy investments and home ownership mostly sym-

bolized by mortgages, present a deplorable kind of "home ownership."
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With a constantly shifting center of gravity in industry, trade and popu-

lation; with insecurity of employment, present low level of wages, high

construction costs, etc., home ownership must be looked upon as an ad-

venture to be indulged in only by a small proportion of our population.

Experience of the Buhl Foundation
The Buhl Foundation, an endowed institution, endeavored to ascertain

the possibilities for providing decent dwellings for certain white collar in-

come groups. After a careful investigation their conclusion as summarized

in their own words was as follows:

"At first the Foundation endeavored to learn if it might be

practicable to build free-standing single houses for sale within the

reach of the $2,000 to $2,500 a year income class. The studies in-

dicated clearly that this could not be done. On the contrary, they led

steadily and irresistibly to the conclusion that a more important

opportunity could be found in building garden homes for rental,

particularly to the $2,200 to $3,000 a year income group. More
amenities at lower cost and a far greater degree of social and eco-

nomic security were found to be possible under a rental than under

a home-ownership program."

Chatham Village, beyond doubt one of the most outstanding experi-

ments in housing from the point of view of methods of site planning, build-

ing technique and serviceability, constitutes a contribution to the solution

of the problem of housing families with incomes above the subsistence

level who find it impossible to secure adequate accommodations in existing

commercially constructed dwellings. This contribution should not be

minimized because it does not serve the low rental groups. The experience

of the Buhl Foundation is one more step in the direction of developing

integrated neighborhood units, demonstrating principles which can and

will eventually be applied to all housing undertakings whether subsidized

by Government or privately built and owned.

Interesting conclusions from the (recently established) Purdue Univer-

sity Housing Research Laboratory:

A $2,500 house is TOO EXPENSIVE for 35% of American families

A $3,400 house is TOO EXPENSIVE for 53% of American families

A $4,200 house is TOO EXPENSIVE for 66% of American families

A $5,100 house is TOO EXPENSIVE for 75% of American families

A $6,100 house is TOO EXPENSIVE for 80% of American families
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THE HOUSING SHORTAGE
From the National Housing Administration

A release by the National Housing Administration issued May 27, 1934,

states that America is facing a housing shortage, that "during 1932 and
1933 there weren't enough single homes built to replace those burned down
in those two years." It is stated that the country requires at the present

time 400,000 new homes each year. This is to keep up with the normal

increase in population.

The Real Property Inventory

From the Real Property Inventory conducted by the Bureau of Foreign

and Domestic Commerce we have the following:

"An attempt was made to classify the structures according to

their condition. About 4% were reported as 'unfit to live in,'

20% as needing structural repairs, 36% as needing minor repairs

and only 40% as in good condition. Here is a great need and a

great market—the repair and improvement of present dwellings.

In every city for which we have as yet completed our reports, at

least 2 out of 5 dwellings offer the opportunity for definite repair

or renovation."

From the Building Industries

Depicting the long paralysis of the building industries from which he

optimistically believes us to be emerging, M. J. Beirn, Vice-President of

the American Radiator and Standard Sanitary Corporation, in a public

address (May, 1935) stated that

:

"Thirteen million, almost one-half of the homes in this coimtry,

are going to pieces for want of repair or reconditioning in

1934 there were less than 35,000 homes built in the entire United

States and there were approximately only 33,000 homes built in

1933, and yet during the year 1934 Great Britain with a population

of only 40,000,000 people built over 300,000 homes. The United

States has a population over three times that of England and yet

we built only about 10% of the number of homes they built."

From the Real Estate Groups
In a report from the National Association of Real Estate Boards (May,

1935) we find the following:

"Our research, though pitifully small, indicates that we are at

this moment entering the phase of an accrued shortage in residen-

tial units. Normal increment in the number of families and de-
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struction greater than replacement these past many years have

gradually combined to see the surplus, created through the con-

traction of space-use due to the depression, gradually absorbed

until today vacancy is below any normal figure. A slight better-

ment of the times, causing renewal in the marriage rate, expansion

of space-use and the undoubling of families, would find our

housing facilities so diminished as to create a condition of shortage

such as hitherto has been unknown in our country we have

not had at any other period in our nation's history such a long

continuance of abnormal construction nor such a drastic reduc-

tion of ordinary volume The help of Government in bring-

ing costs down so that they more nearly fit the income capitaliza-

tion of rents is essential, and its help in stimulating financing

likewise, if real volume is to be secured."

Mr. Ernst Kahn—Survey Graphic
In an article in the Survey Graphic for May, 1935, entitled "Ten Million

Homes" by Mr. Ernst Kahn, former manager of the municipal housing de-

velopment of Frankfurt-am-Main, Germany, Mr. Kahn says:

"If the present American standard of living is not to be drasti-

cally lowered, a million new dwelling units a year must be built in

the United States for the next ten years."

Government Figures

Government figures are equally arresting. The Executive Director of

the National Emergency Council submitted to Congress in behalf of the

National Housing Act the following figures depicting the significant decline

in the construction industry:

Former Present

Annual aggregate of construction $11,000,000,000 $3,000,000,000

Annual residential construction 3,000,000,000 300,000,000

Information from the United States Census and F. W. Dodge Reports,

indicate that for the period from 1923 to 1934, new dwelling requirements

based on population increases, aggregate

:

New dwellings 4,506,000

Replacement of buildings 40 years old. . . 5,981,000

A total of 10,487,000

Less 3,728,000 (private enterprise)

Estimated shortage 6,759,000
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Experience of England
Incidentally, England is reaping the benefit of intensive government

housing activity started many years ago. The following from Prime

Minister Stanley Baldwin indicates to what lengths this program is carry-

ing them

:

"Sound financial methods have enabled us to embark upon

campaigns without parallel in this or any other country, having

for their object the provision of decent homes for the people.

New homes are being completed at the rate of no less than 1,000

per day. The next five years will see the disappearance of the last

of our slums, and we have already taken steps to make overcrowd-

ing illegal as soon as alternate accommodations have been pro-

vided."

Post-War State-Aided Dwellings Abroad*
Germany 2,500,000

England 1,375,000

U.S.S. R. 1,060,000

France 250,000

Holland 250,000

Belgium 200,000

On every continent and from every country, there is a wholesome agi-

tation of the housing problem. Programs of varying magnitudes are under

way. But it is Johannesburg, Africa, not the United States of America,

from which is quoted the following

:

"The Nation cannot afford, first from an economic point of

view, the perpetuation of the slums. Nor can the Nation afford

the mental and moral degradation which slum conditions create in

those who inhabit them. Let public opinion awaken. Let us put

forward a great National effort, irrespective of party or politics!"

RECAPITULATION
To recapitulate: Social and economic stability, public health and indi-

vidual welfare demand better housing conditions for a large percentage of

the population. For more than two-fifths of the population in the lower

income group, experience has shown that decent dwellings cannot be pro-

vided by private enterprise working along commercial lines. It therefore

becomes a public responsibility which must be handled by the Federal,

state and local governmental agencies along lines which would evolve a

housing program of the magnitude consistent with our national needs.

* PWA figures.

Austria 62,000

Sweden 58,000

Italy 50,000

Denmark 35,000

Norway 15,000
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"A'om; is the time for public officials and civic groups to co-
operate with the Government in its movement for the better-
ment of communities through the elimination of insanitary-

housing and the rehabilitation offamily environment.'*'^

—C^ol. Horatio B. Hackett, Former Director
Housing Division, Public Works Administration

THE GOVERNMENT IN HOUSING
The last half decade has brought into new perspective the possibility

that the Federal Government in cooperation with State and Municipal

agencies and private capital might attempt to build a legislative and

financial structure which would lead toward a general improvement of

housing conditions in both urban and rural communities. The movement
was precipitated largely by the economic crisis which reached its high

water mark at the beginning of the Franklin D. Roosevelt administration

and which made reemployment an essential factor in the recovery pro-

gram. The emphasis upon housing was due to the fact that the building

industry was completely prostrated and that business buildings, factories

and high price residences had been built in excess of the rent paying re-

sources of the people. In the meantime there had been a constantly

accumulating shortage of low rental housing which had been due not so

much to the depression as to the unescapable fact that low-cost and low-

rental housing did not pay. This situation while an ideal condition upon
which to formulate a constructive national program for low-cost housing

was seriously complicated by the fact that realty values were vanishing,

rent paying resources due to unemployment and wage reductions were

diminishing, while taxes were mounting and credit shrinking.

The Government was therefore faced with the necessity of investing

public funds in housing in competition with private business which was
already facing serious financial difficulties. At the same time banks and
other loan agencies were threatened with disaster unless mortgage invest-

ments could in some way be salvaged.

In 1930 the total investment in housing was approximately $76,000,000,-

000. Of this $23,000,000,000 was secured by mortgages which if unpaid

would spell destruction for banks, insurance companies and other loan

agencies. The problem of housing under public initiative was therefore

dependent upon a solution which would meet all of the three obstacles

mentioned:

1. Competition with private ownership.

2. The production of housing for people who could not pay a reason-

able return on the investment.
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3. Specific aid to financial institutions which had made investments

in housing during boom times, and at boom prices considerably de-

flated by the crisis.

The Federal Government had in its efforts to get immediate results

established a number of departments designed to relieve jointly the em-
ployment as well as the housing and credit situations.

Now it has become apparent that public housing must be developed as a

permanent national policy irrespective of the unemployment problem to

which, though housing may answer as efficient "first aid," yet it cannot be

regarded as the final and complete answer.

The whole problem of providing low rental housing has been complicated

not alone by the factors of low wages, but by a series of complex legislative

enactments of housing laws which have increased costs of construction

without adding to the sum total of individual comfort, convenience and

safety. There have also been many difficulties in the financing of homes

due to the heavy costs imposed by financial institutions, the speculative

builders, high interest rates, second mortgage costs, refinancing and piece-

meal construction enterprise. Union labor through sheer need for a living

wage on a seasonal working basis has further added to the initial cost of

construction. Without experience in large scale housing construction,

with differences in point of view as to where subsidy should begin and pri-

vate enterprise end added to the other difficulties, it is obvious that low

rental housing must follow a rather fundamental change in the whole

structure of the financial and building technique of the industry coupled

with a new social point of view as to the value of housing and the place of

the state in realizing this value for the masses of our people.

If at the end of four years the New Deal has emerged with a sound hous-

ing policy and program, though little may have been accomplished in actual

construction, the foundation will have been laid for housing improvements

which more hasty construction activity might easily have frustrated.

Steps Toward Coordination

Since Congress passed its first housing legislation in 1932, there has been

a successive creation of alphabetical authorities and organizations, some

going into the discard as others emerged.

Housing authorities are being rapidly created by state legislatures

(California was the seventeenth and most recent) empowering states,

counties or municipalities to take measures of demolition, slum clearance,

land acquisition, financing, etc., necessary to such housing programs as may
be locally agreed upon and which, if Federal aid is accepted, will meet the

conditions imposed by the Government.



GOVERNMENT IN HOUSING

In seeking data and experience upon which to base these initial programs,

it was found that many of the old and established departments of the Gov-

ernment have had their own housing responsibilities and activities for n ary

years past, and that there was already a considerable fund of information

and experience which could be drawn upon.

The need for coordination then arose, and today we see an advisory, co-

ordinating group, a CENTRAL HOUSING COMMITTEE, established to clarify the

aims and policies, and make available the housing information and experi-

ence of every governmental agency so concerned.

Organization of the Central Housing Committee

The Committee consists of representatives of the eight following depart-

ments or administrations having major interests in housing and housing

finance

:

Farm Credit Administration Public Works Administration
Federal Home Loan Bank Board RFC Mortgage Company
Federal Housing Administration Resettlement Administration
National Emergency Council Treasury Department

Sub-committees will be formed to handle specific phases of the Housing

Program, such as

Law and Legislation Procedure and Administration

Planning and Initiation Design and Construction

Appraisal and Purchase Operation and Management

That this is a difficult but necessary undertaking in centralization may
be realized when we learn that there were already some 20-odd existing de-

partments and divisions engaged in activities directly or indirectly relating

to housing. To this group have been added approximately 25 new ones, so

that a coordination of their combined activities and experience into a co-

herent housing program presents a problem which calls for enduring pa-

tience on the part of those responsible for the outcome and sympathetic

patience on the part of the public which demands only results.

GOVERNMENT AGENCIES DESCRIBED

The various agencies of the Government which enter into the Housing

picture are herewith briefly described in an effort to show their functional

relation or background of experience in the housing field.

The list is compiled alphabetically except in a few instances where
chronological listing clarifies the picture.
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AGRICULTURE, Department of

The Bureau of Agricultural Engineering and Bureau of Home
Economics have made various studies relating to farm income and

budget. In 1934, the latter Bureau supervised a study of rural living and

housing conditions which dealt with approximately 600,000 farm families.

The Bureau of Agricultural Engineering studies problems of farm

power and machinery, rural electrification, farm buildings, etc. Re-

cently it made an intensive survey of rural home needs showing that it

would require more than $6,500,000,000 to put rural homes in good con-

dition. It is helpful in problems of drainage, irrigation, water supply,

sewage disposal, etc. It has published an excellent booklet on farmhouse

plans which is being used in the Government's efforts to increase em-

ployment in the construction field.*

The Bureau of Chemistry and Soils studies all types of soils; the agri-

cultural value of soils; their characteristics in relation to productiveness;

their origin and development; their chemical and mechanical compo-

sitions; and their response to fertilizers.

The Office of Experiment Stations conducts research in home eco-

nomics and coordinates the work of various experiment stations, pub-

lishing and making available the net result of their researches.

The Extension Service cooperates with the work of State Colleges in the

conduct of extension work in agriculture and home economics. Through

county home demonstration agents, rural women are kept in touch with

modern developments in home economies and conveniences, labor-saving

devices, etc. Improved home and farm practices are taught rural boys

and girls through the 4H Clubs. The county agents advise in matters of

farm credit and assist in an advisory capacity in problems of rural re-

habilitation.

The Forest Products Laboratory makes available to housing interests

extensive information on wood as a building material. It is also able to

work out for the benefit of housing agencies special construction prob-

lems using wood or related products. It has recently built a low-cost pre-

fabricated house for demonstration and experimental purposes. It has,

in convenient reference form, much valuable material relating to working

stresses, decay, behavior of paints on various kinds of wood, etc. This

material is available to housing organizations and those interested in con-

struction.

* This booklet of farmhouse plans may be obtained by applying to the Bureau
or to State extension services.
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The Bureau of Home Economics conducts research relating to home

problems including food and nutrition, economics, textiles and clothing,

and household equipment. For the benefit of consumers, it compiles,

interprets and disseminates information on these subjects. For the

home builder it has prepared many excellent plans for kitchens, laun-

dries, store-rooms and closets of all descriptions. It can also be con-

sulted on such subjects as household refrigeration, laundry equipment,

labor-saving devices, etc.

ALLEY DWELLING AUTHORITY—/anwary, 1933

Operating only in the District of Columbia, the Alley Dwelling Authority

has recently been created. Its purpose is primarily the rehabilitation of

slum areas, these being defined as squares that contain inhabited alleys.

The Authority has power to redevelop not only for residential, but for

recreational, industrial and commercial use. It is empowered in connec-

tion with such activities, to replot land, pave streets, provide sewers,

street lights and other facilities. Its new residences may be high- or

low-cost, but the Authority is under an implied obligation to rehouse

satisfactorily such families as it finds necessary to dislodge. It is at pres-

ent engaged on nine or ten projects and has 20 projects on its active list.

It is empowered to construct, own and manage its projects and expects

to do so.

CENTRAL STATISTICAL BOARD—July 27, 1933

This Board is concerned with improving and coordinating the statistical

services of the Government. It serves as a clearing house through which

duplication of activities may be avoided, and also assists outside re-

search workers in such ways as it may be called upon. In view of the

vast amount of statistical data involved in the study of housing, this

board presents an important technical link in the various efforts to give

housing research scientific value.

COMMERCE, Department of

The Bureau of the Census supplies much information connected with

housing problems and home financing. The decennial census reports

show not only the number of people in States, counties, townships, cities

and wards or census tracts within the cities, but also the number and
size of families, value or rental cost of their homes, occupations, age, birth

and death figures, etc.
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It should be kept in mind that much of the information regarding habita-

tion which was gathered by the United States census for 1930 is still

available for the use of individual communities. *

The Bureau of Foreign and Domestic Commerce made a tremendous

contribution to the housing program in its two much-quoted studies:

Financial Survey of Urban Housing (for 61 cities) and the Real Property

Inventory (for 64 cities). An excellent cross-section of the country was
depicted as the 64 cities were selected from 48 States, and ranged from

less than 10,000 in population to over a million. The inventory covered

1,931,055 buildings, containing 2,633,135 dwelling units in which lived

9,074,781 persons. The findings therefore are significant. These

studies can be obtained from the Government Printing Office. The
valuable factual data contained in them are encountered in practically

all recent housing studies, and they stand alone in the purposes they

serve.

This Bureau also publishes reports on the production and distribution of

building materials. It is in a position to supply much information in re-

gard to construction and particularly, through its Forest Products Divi-

sion, with regard to the use of lumber and allied products.

The National Committee on Wood Utilization operated from 1928 to

1933 as a cooperative undertaking between Government and industry.

It prepared some 30 publications dealing with economic uses for wood
products, frame construction, insulation, etc. Information concerning

these publications and data can be obtained from the Forest Products

Division, Department of Commerce, Washington, D. C.

The National Bureau of Standards serves home-owners and groups in-

terested in housing problems by putting at their disposal results of basic

research in the realm of building materials and "by the development of

approved methods of design and construction of dwelling structures in

the interest of health, safety, durability and economy." It gives ad-

vice on home building and maintenance problems. It cooperates in

preparing codes of safety and in the work of accident prevention; recom-

mends minimum requirements for small dwelling construction, plumbing,

fire-resistance, etc.

* One of the best studies dealing with housing from the point of view of local

conditions is in a pamphlet published by the Research Bureau of the Welfare

Council of New York 1933, based upon the 1930 Federal Census entitled,

"Home by Tenure" and "Value or Monthly Rental by Health Areas, New
York City."
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Among its many useful publications are:

How to Judge a House 10 Cents

How to Own Your Home 5 Cents

Recommended Minimum Requirements for Small Dwell-

ing Construction (Building and Housing Publication

BH 18) 10 Cents

Services of the National Bureau of Standards to the

Home-Building Industry Free

City Planning Primer (Building and Housing Publica-

tion BH 10) Free

ELECTRIC HOME AND FARM AUTHORITY—/wwe 16, 1933. In-

corporated Aug. 1, 1935

Reincorporated under the laws of the District of Columbia and reorgan-

ized so that its operations are national in scope instead of being confined

to the Tennessee Valley, as formerly. The authority assists in financ-

ing consumers in the purchase of such electric appHances as ranges,

refrigerators, water heaters, pumps and electrical farm machinery. It

will also make loans on plumbing equipment needed in connection with

electrical equipment. The authority does not sell equipment but fi-

nances its purchase by consumers through regular dealers. See also

Rural Electrification, page 92.

FARM CREDIT ADMINISTRATION—/w/y i, 1932

The purpose of the Farm Credit Administration is to provide a complete

and coordinated credit system for agriculture by making available to

farmers long-term, short-term and intermediate credit in the form of

farm mortgage, production and cooperative marketing loans. This

work is carried on by the following agencies under the supervision and
control of the Administration:

Federal Farm Mortgage Corporation. The principal function of this

corporation is to aid in financing the lending operations of the Federal

land banks and the Land Bank Commissioner, particularly the farm debt

refinancing program begun in the spring of 1932.

Federal Land Banks make long-term farm loans 6n first mortgages only.

They make direct loans in territories where there are no national farm

loan associations through which applications may be accepted. The
Land Bank Commissioner is authorized to make farm mortgage loans of a

more or less emergency character, separate and distinct from Federal

land bank loans, at the same time using the facilities of the Federal land

banks. Loans are made to provide for the purchase of land, equipment.
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fertilizer and livestock; to provide buildings and improve land; to liqui-

date indebtedness incurred prior to January 1, 1933; and to provide

the owner of the mortgaged land with funds for general agricultural uses.

Production Credit Corporations and Associations are for the purpose

of making permanent a production credit system for agriculture, coopera-

tive in form, which may be eventually owned, controlled and operated

by farmers in the 12 Federal land bank districts. Credit is made avail-

able through the joint action of local production credit associations and

corporations, and Federal intermediate credit banks. Loans are made
for such general purposes as the producing and harvesting of crops,

breeding, raising and fattening of livestock, and the production of poul-

try and livestock products.

FEDERAL HOME LOAN BANK BOARD—Jw/y 22, 1932

The Federal Home Loan Bank Board supervises and controls the follow-

ing four distinct agencies created to improve home financing conditions

:

Federal Home Loan Bank System

Home Owners' Loan Corporation

Federal Savings and Loan System

Federal Savings and Loan Insurance Corporation

The Board has the power to adopt, amend and otherwise enforce the

provisions of the Home Owners' Loan Act of 1933 and the Federal Home
Loan Bank Act, both designed for emergency relief of home mortgage in-

debtedness, refinancing mortgages and otherwise assisting the owners of

homes to amortize their debts.

Advisory Service

There is at present being prepared under the direction of the Board a

program for a special advisory service to home owners, embracing financial

and aj-chitectural advice, information as to building trends, technical in-

formation covering building methods and materials and supervisory and

appraisal services in connection with new construction and refinancing.

Basic data relating tt> this service will be made available through member
institutions for general dissemination.

The Federal Home Loan Bank System, July 22, 1932, serves as a credit

reserve for Federal savings and loan associations, building and loan asso-

ciations, savings and loan associations, cooperative banks and other

home-financing institutions. Loans are not made to individuals or private

borrowers.
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In June, 1936, reports showed 3,641 member institutions with assets of

over $3,000,000,000 and accumulative loans of $226,645,000 with sur-

pluses of over $3,000,000, thus putting them in a satisfactory position to

declare dividends for some time to come.

The purpose of the Home Owners' Loan Corporation {June 13, 1933) is

to grant long-term mortgage loans at low interest rates to those threat-

ened with the loss of their homes from foreclosure and who are unable to

procure funds for refinancing through normal channels; to redeem for

their owners homes which have already been lost through foreclosure

since January, 1930; and in connection with the refinancing, to advance

additional funds for the repair and reconditioning of homes. The Cor-

poration was authorized to close loans June 12, 1936, in order to attend

to applications which it had already received. Lending operations hav-

ing ceased, it is now collecting approximately $25,000,000 each month, an

average of about $24.00 per borrower. On June 30, 1936, reports showed

6,804 borrowers had repaid their loans in full, a total of $14,082,914.

Up to June, 1936, loans to more than 1,000,000 individual home-owners

aggregated approximately $3,000,000,000.*

FORECLOSURE SITUATION

In normal times, foreclosures on urban homes numbered 78,000 annually.

Following the stock market crash, they increased alarmingly. By 1932

they had risen to 273,000, about three and a half times the usual number.

In 1933, they numbered 271,000. The national record was broken in the

month of June, 1933, with over 26,000 foreclosures. (This was the

month the Loan Act was passed.)

The Federal Savings and Loan System, June 13, 1933, cooperates with

local citizens in organizing Federal savings and loan associations in com-
munities that are not adequately served by home-financing institutions

already in existence, and to supervise and regulate these associations

after they are established. The Government puts up three dollars for

every dollar invested by those who organize such an association.

* The National Association of Real Estate Boards which has warmly sup-

ported the government activities in the housing and credit field, has this

comment in its last report from their president:

"The Home Owners' Loan Corporation is beginning to wind up its magnificent

rescue job, and if nothing else comes out of our activity with respect to Federal

legislation, I think this alone would be worth the time and funds expended.

In addition to stopping the mortgage panic, it may not be amiss to point out
that nearly two thousand of our members have had employment as appraisers

and otherwise in connection with the Home Owners' Loan Corporation work
throughout the country."
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According to July, 1936, reports, some 1,365 Federal savings and loan

associations are chartered, of which 622 are newly organized associations,

250 are State chartered and 493 represent conversions of existing associa-

tions from State to Federal charter. The associations have approxi-

mately 1,046,803 shareholders.

The Federal Home Loan Bank Review states that as a result of a ques-

tionnaire sent to a number of "converted" institutions, returns showed
that there had been a definite restoration of public confidence in these in-

stitutions with increased savings payments and a resumption of real es-

tate loans after periods of three and four years of idleness. The restric-

tions were generally viewed as net gains inasmuch as they prohibit the

class of loans which account for past losses and which cannot therefore

occur in the future. The insurance feature has resulted in a tremendous

restoration of confidence. Furthermore, these Associations have the

obvious advantage of Federal charter.

The Federal Savings and Loan Insurance Corporation which is the

fourth agency under the jurisdiction of the Federal Home Loan Bank
Board, came into existence with the passage of the National Housing

Act, August 5, 1935. Its activities are described on page 75.

FEDERAL SUBSISTENCE HOMESTEADS—/wwg 16, 1933

The Subsistence Homesteads originally organized under the Department

of the Interior have now been assigned to the Resettlement Administra-

tion {q. V.) where the activities have been merged into a considerably

larger program. The projects, of which there were over 40 under way

when transfer was made, are described under "Illustrative Projects,"

page 171 et seq.; 179 and 180.

FEDERAL EMERGENCY ADMINISTRATION OF
PUBLIC WORKS—/w«e 16, 1933

This agency was organized under the Secretary of the Interior for the

purpose of reducing unemployment and to aid in the restoration of pur-

chasing power through the construction of useful public works such as

road building, naval construction, rivers and harbors work, army hous-

ing, public buildings, forest conservation, irrigation, power development,

waterworks, sewer systems, electric light plants, streets and highways,

bridges, schools, hospitals, recreational facilities, railroad improvement,

slum clearance, low-cost housing, etc.
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HOUSING DIVISION—PUBLIC WORKS
ADMINISTRATION (PWA)—June 16, 1933

The purpose of this agency is to promote the program of low-cost housing

and slum clearance projects and to provide low-rental housing for lower-

income groups for whom fit accommodations are not available.

Organization: In addition to an executive staff, the Housing Division of

the PWA maintains administrative and legal staffs, together with six

sub-divisions of initiation and recommendation, plans and speci-

fications, land acquisition, construction, management, research and

information.

1.

—

The Branch of Initiation and Recommendation examines and re-

ports on a proposed development, determines the major factors in project

design, makes up estimated financial set-ups, showing major costs and in-

comes. Finally, it recommends approval or rejection of the project.

If approved, local architects are reelected and given the benefit of the

facts and findings of this branch of the division.

2.

—

^The Branch of Plans and Specifications checks on plans and speci-

fications, and estimates costs. It also undertakes research into construc-

tion materials and methods proposed to be used.

3.

—

The Branch of Land Acquisition makes arrangements with local

real estate experts for examining titles, surveying, appraising, optioning

and purchasing the land.

4.—The Branch of Field Supervision and Construction takes bids,

advises the Director on awarding contracts for demolition and construc-

tion and represents the Division during the period of construction, to the

point at which the project is complete and ready for occupancy.

5.

—

The Management Branch also advises on some of the preceding

work. Management includes not only building maintenance, operation

and repair, but also tenant selection, accounting, encouragement of

neighborhood activities and the relation of the project to the larger urban

unit of which it is a part. As soon as is practicable, the Division intends

to lease projects to responsible and well-equipped housing authorities

or other local groups. The management branch will negotiate leasing

arrangements and will undertake such oversight as may be agreed upon.

In cooperation with the National Association of Housing Officials, the

Management Branch of the Housing Division conducted a school for

prospective managers of housing projects, see page 141.
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6.
—

^The Branch of Research and Information accumulates and dis-

seminates general and technical information relating directly or indi-

rectly to the American public low-rent housing program. This includes

surveys, investigations, inter-agency coordination, preparation and edit-

ing of reports and publications, development of conferences and contacts,

demonstrations and exhibitions.

LIBERALIZED FINANCING PLAN

A greatly liberalized policy for financing slum clearance and low cost

housing was announced July 8, 1935, by Administrator Harold L. Ickes.

According to the A rchitectural Record for August

:

"The new regulation provides that the recently authorized PWA
grant of 45 per cent shall apply to slum clearance and low-rent

housing projects. The remaining 55 per cent of a housing allot-

ment is to be construed as a loan to the project to be amortized by

rents. Interest to be charged on the loan section of the allotment

is not to exceed 3 per cent. Amortization of the loan is to take

place over a 60-year period. Land cost will not be amortized, but a

3 per cent annual land rent item will be carried by each project."

Limited Dividend Projects

The original pohcy of the Housing Division was to make loans to limited

dividend corporations, which were to contribute a 15% equity in cash,

land or services. The policy was changed to direct building when it

was found that of 533 apphcations only seven offered sufficient equity.

The seven approved projects are now completed and occupied.

Present Projects

In addition to the foregoing there are now 50 projects in 35 cities and 2

insular possessions in varying stages of production all of which will be

completed by 1937. Of these 28 are being built on former slum sites, 20

on vacant land and 2, a combination of both. Listed, page 179.

Standards

Standards incorporated in all projects include cross-ventilation; no
greater than 25% land coverage; fire-proof construction; bath and toilet

for each unit; adequate heating facilities; and "community integration

through the use of social centers."
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20% of funds

80% of funds

Typical Project Schedule

2 months Initiation and Selection of Real Es-

tate Personnel

6 months Land Acquisition; Preparation of

Plans

2 months Demolition; Taking Bids; Award-

ing of Contracts

12 months Excavation; Construction; Occu-

pancy •

Results

Investigations and studies have been made as to the practicality and use

of many new materials, floor finishes, prefabrication, sound-proofing,

etc. Comparative costs of gas and electricity have been studied and the

results made available in chart form. So also, various methods of heat-

ing. Maintenance costs vs. initial costs have been studied and charts

plotted to show how rents are affected by land prices, construction costs,

maintenance and operating expenses. Studies have also been made as to

causes of changes in residential neighborhoods.

At present the Housing Division of the PWA is providing for approxi-

mately 25,000 families with "25 times 25,000" on the waiting list.

Legislation has been assisted, organization effected, procedures estab-

lished.

Local housing authority laws have been established in 21 states and are

being approved in many more. (For hst, see Appendix, page 180.)

Fifty projects are under way. Additional funds would allow about 75

others to go ahead.

An APPRAISAL

Glancing over the list of agencies directly or indirectly dealing with the

problem of promoting better housing and more adequate financing of past

obligation and future construction one is impressed by the efforts of the

Federal Government. This formidable governmental structure was

well under way when the National Housing Act went before Congress in

May, 1934.
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THE NATIONAL HOUSING ACT
MESSAGE OF THE PRESIDENT

OF THE UNITED STATES
Probably the most important and far-reaching of all new legislation was

the National Housing Act which went before Congress May 14, 1934, ac-

companied by the following personal message from the President of the

United States.

"TO THE CONGRESS:
"May I draw your attention to some important suggestions

for legislation which should tend to improve conditions for those

who live in houses, those who repair and construct houses, and

those who invest in houses.

"Many of our homes are in decadent condition and not fit for

human habitation. They need repairing and modernizing to

bring them up to the standard of the times. Many new homes
now are needed to replace those not worth repairing. The pro-

tection of the health and safety of the people demands that this

renovising building be done speedily.

"The Federal Government should take the initiative imme-
diately to cooperate with private capital and industry in this real

property conservation. We must lay the ground work for this

effort before Congress adjourns its present session.

"The purpose of the programme is twofold: First, to return

many of the unemployed to useful and gainful occupation ; second,

to produce tangible, useful wealth in a form for which there is

great social and economic need.

"The programme consists of four major inter-related divi-

sions:

1. Modernization, repair and new construction;

2. Mortgage insurance;

3. Mortgage associations, and
4. Building and loan insurance.

"The modernization of the programme will furnish national

guidance and support for locally managed renovising campaigns
throughout the country and protection for home owners against

unwarranted cost advances. For these purposes and to assure

adequate financing at low cost and on moderate terms of payment,
a new governmental agency is required.
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"Modernization of commercial and industrial structures is en-

visioned, as well as residential, but the new features providing

governmental assistance are confined largely to home improve-

ments.

"Loans to individuals will be made by private agencies, which

will be insured by a governmental agency against loss up to a cer-

tain percentage of their advances. This insurance against loss on

the rehabilitation loans will be met by the Government and will be

confined to advances of credit that meet standards and conditions

designed to protect both the home owners and the cooperating

agencies.

"To make funds available for new home construction and to

improve the mortgage market, the second phase of the programme

is long-term mortgage financing.

"It provides mutual mortgage insurance under governmental

direction to enable private agencies to make first mortgage loans

on newly constructed houses up to 80% of the appraised value

of the property, and to make new mortgages on existing homes up

to 60% of the appraised value of the property.

"The loans will usually carry not more than 5% interest and

will be amortized by periodic payments over 20 years.

"Similar insurance arrangements are provided to help finance

low-cost residential projects of the slum replacement type.

"The third phase provides for the incorporation of mortgage

associations under strict Federal supervision to increase the

amount of mortgage funds available in regions where interest

rates are unduly high because sufficient local funds are lacking.

The activities of these associations will be limited almost entirely

to insured residential mortgages.

"Insurance for share and certificate holders in building and

loan associations, similar to the insurance provided for bank de-

positors, is the fourth phase of the program. These institutions

are custodians of the funds of small savers, and it is essential that

they should be given every reasonable protection. Insurance of

this type is necessary in order to arrest any further drain on these

institutions and to put them in a position to resume their normal

useful functions.

"I believe that the initiation of this broad and sound pro-

gram will do much to alleviate distress and to raise perceptibly

the standards of good living for many of our famihes throughout

the land.

Franklin D. Roosevelt"
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Significance of the Federal Housing Act

At the same time, the former Executive Director of the National Emer-

gency Council, Mr. Frank C. Walker, issued a strong statement describing

the need for such legislation and the benefits to be derived from it. He said

in part:

"From any one of several points of view, an attack on the hous-

ing problem can at the present time be made a major factor in

economic adjustment.

^'Largest Industrial Problem
"

the construction industry is outstanding

among the large industries in the United States. It has been the

most severely depressed and the one that has shown the

least response to the general economic recovery. The decline of

residential construction to but one-tenth its former total has been

even more severe than the decline of construction generally.

The extent of the decline is shown by the following brief

comparisons:

Residential

Construction Construction

Former annual aggregate $11,000,000,000 $3,000,000,000

Present "
"

3,000,000,000 300,000,000

^'Largest Unemployment Relief Problem
"

this enormous decline is accountable for our

largest single emergency relief problem the number of

workers affected either favorably or adversely, according to the

state of the construction industry, may be placed at approxi-

mately 5,000,000. This figure must of course be multiplied

several times to arrive at the total number of persons in the fami-

lies of workers normally dependent on the construction industry

for their livelihood.

^'Largest Financial Problem
"Besides being accountable at the present time for our largest

industrial problem and our largest unemployment relief problem,

the construction industry is also accountable for our largest re-

maining financial problem.

"The real estate mortgage debt in the country as a whole is

$43,000,000,000. This is the largest single class of outstanding
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long-term indebtedness in the capital market. It is more than

three times as large as the total railroad debt, four times as large as

the total public utility long-term debt and four times as large as

the total industrial long-term debt. It is nearly as large as the

combined totals of national, state, county and municipal debt.

"Of this mortgage indebtedness, $21,000,000,000, or approxi-

mately half the total, is represented by individual mortgages on

homes. Much of this huge home-mortgage debt, furthermore,

was created under the unsound financial practices that prevailed

during the boom conditions of 1922-29. These unsound prac-

tices are now universally recognized and discredited. The most

detrimental of them, however, were the following:

"1. The practice of financing new construction through the

use of second mortgage financing at exorbitant costs.

"2. The practice of charging excessive fees, in addition to high

interest rates, for the renewal of maturing mortgages.

"3. The practice of making long-term loans on a fictitious

short-term basis—that is to say, mortgages were written on a

three-year or a five-year basis, but without any provision for their

gradual repayment out of the income of the borrower; and they

were expected as a matter of course, by borrower and lender alike,

to be renewed or refinanced at maturity.

''Plight of the Mortgage Market

"Owing largely to these unsound practices of the years 1922-29,

the mortgage market has been unable to stand the strain of the

depression or to share in the general recovery.*

"In many sections of the country active mortgage financing has

virtually disappeared. New residential construction has

* An interesting point was developed by Sir Raymond Unwin in a talk given

during the International Housing Commission tour of the United States. He
contrasted the eflfects of the depression in England and America. Whereas in

our country real estate values suffered a tremendous slump from which we are

only beginning to recover, in England there was a decided improvement in

speculative building as a result of the industrial depression, with "no embar-

rassment in the matter of mortgages." This radical difference in effects he

attributes largely to the levying of local taxes on the basis of income rather than

on capital values. The entire address is interesting and can be found in the

Housing Officials' Year Book for 1935.

See also "A description of the English system for the taxation of real property

on an income basis," by Manaupt and Lenz, Detroit, Bureau of Governmental

Research, Inc., 936 National Bank Bldg., Detroit, Michigan.
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been drastically curtailed because of the inability of borrowers to

obtain second mortgage financing. It has also been difficult

to obtain the customary renewal or refinancing of maturing

mortgages and (borrowers) have been pressed for heavy
repayments at the time when they were least able to make them.

"By 1933, when the Home Owners' Loan Act was enacted, it

was estimated that 10 per cent of all mortgaged urban homes had
been foreclosed. Foreclosures were going forward at the rate of

nearly 25,000 homes per month
"These facts made it plain that the reorganization and reopening

of the mortgage market is as vital to the free functioning of our

financial institutions as is the resumption of construction to the

reemployment of the huge army of workers that is now being

carried on relief roll."

There follows a discussion of the four major parts of the program : mod-
ernization, mortgage insurance, mortgage associations and insurance of

building and loan associations. Discussing insurance, he says:

"The insurance of the shares and certificates of sound building

and loan associations has been proposed as still another important

means of reopening the mortgage market. These institutions

have been placed at an inequitable disadvantage since the insur-

ance of bank deposits was put into effect at the beginning of the

year. By insuring building and loan savings we can remove this

disadvantage and again enable the associations to attract small

savings for mortgage lending."

He then concludes with an enumeration of the four major provisions of

the Act as follows:

1. Federal long-term loans at low interest rates, up to a maximum of

$2,000, for the modernization or improvement of all types of property, but

with primary emphasis on homes.

2. Federal guarantee of new mortages on existing homes up to 60% of

"currently appraised value," and guarantee of mortgages on newly com-

pleted homes up to 80% of appraised value.

3. The private organization, under Federal supervision of mortgage

associations to provide low-cost, long-term financing for home owners or

builders under such safeguards as to make the mortgages attractive in-

vestments.

4. Insurance of shares and certificates of sound building and loan asso-

ciations.
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The bill had strong endorsement from the National Association of Real

Estate Boards and from many officials of the building and loan associa-

tions. It was passed June 24, 1934, described by government officials as

follows

:

FEDERAL HOUSING ADMINISTRATION—/««« 24, 1934

Purpose: To insure lending institutions against losses suffered on ac-

count of loans made for the purpose of home renovation and moderniza-

tion, and to insure mortgages issued to finance low-cost housing projects

and residential properties.

Authority: Act of Congress, approved June 24, 1934.

Activities: On July 27, 1936, total modernization credits, home mort-

gages and low-cost housing projects, insured or committed, totaled $827,-

566,672. Of this amount, modernization loans accounted for $407,544,920

;

home mortgages, $380,718,252; and housing, $39,303,500.

Up to June 1, 1936, a total of 1,056,985 individual modernization loans in

the amount of $382,784,295 had been made by 6,289 participating financial

institutions. On the basis that for every dollar of credit obtained in this

manner, about $5.00 in cash has been spent by property owners, it is esti-

mated that approximately $2,000,000,000 has been expended on moderni-

zation alone.

Organization : The staff is divided into a department of credit insurance

and a department of mutual mortgage insurance. The sub-divisions com-

prise public relations, technical, publicity, comptroller and general counsel.

The field force consists of 12 regional offices with approximately 80 state

and district offices Attached to each office are representatives of

the technical staff whose functions are to appraise the value of properties

securing mortgages offered for insurance and to conduct research into gen-

eral real-estate trends in the locality.

The Housing Act was later amended, extending the modernization pro-

gram to April 1, 1936, and enlarging its scope to include industrial and com-

mercial buildings, by raising the amount of individual loans from the former

limit of $2,000 to $50,000.

The Federal Housing Administration lends no money, private capital

only being involved. It insures financial institutions making loans for

modernization and repair. It insures first mortgages on residential prop-

erties. It insures mortgages on low-cost housing projects and supervises

national mortgage associations.

In its modernization program, it insures without charge all moderniza-

tion loans extended by approved private lending institutions, under its
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contract of insurance, up to 20% of the total volume of business done by

the institution.

It also insures mortgages on low-cost housing projects constructed by

private concerns. Such projects must be regulated by law or by the

Administrator as to rents, charges, capital structure, maintenance and

operation.

The Federal Housing Administration analyzes materials and methods

of construction to determine suitability for single and multiple family

dwellings. It follows new methods of construction, trends in design, ser-

vices and equipment and from time to time makes the results of its findings

available to the public.

It has issued a publication entitled: "The U. S. Housing Market" which

deals with housing demands in contradistinction to housing needs.

The Federal Housing Administration on June 15, 1935, initiated a

NATIONAL BETTER HOUSING DAY for the purposc of Stimulating construction

work throughout the country. FHA officials conducted a nation-wide

broadcast and stated that about 1,000 cities had responded by starting

construction on approximately 3,500 model homes.

The Technical Division of the Federal Housing Administration reviews

and makes recommendations for subdivisions or developments planned and

submitted by operative builders. In connection with its mortgage insur-

ance activities, it has also made some intensive studies of certain neighbor-

hoods. This division issues technical pamphlets outlining minimum re-

quirements for housing properties. These, while primarily intended to

govern mortgages insured under Title II of the National Housing Act, are

of value to prospective home owners and builders.

The rents, charges, capital structure, rates of return and methods of

operation by housing corporations and authorities are subject to regulation

and supervision by the FHA as soon as a low-cost housing project has been

insured by them.

By insuring first mortages on residential properties, the Federal Housing

Administration plays a part in the betterment of housing conditions by en-

forcing high standards of design, construction, stability of neighborhood,

etc.
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THE FEDERAL HOUSING ADMINISTRATION YARDSTICK
{For determining mortgage eligibility)

Rating of Property

General layout

Design

Suitability to climate

Livability

Light and air

Mechanical equipment

Accessory equipment

Special equipment

Structural soundness

Resistance to elements

Resistance to use

Total Score

Per Cent

15

8

7

15

8

7

3

2

20

10

5

100

Rating of Neighborhood

Stability of the neighborhood 25

Protection from adverse influences 20

Adequacy of transportation 15

Appeal of the neighborhood 10

Sufficiency of utilities and conveniences 10

Level of taxes and special assessments 10

Presence of civic, social and commercial centers 5

Topography and special hazards of neighborhood 5

Total Score 100

Rating of Relation of Property to Neighborhood

Conformity as to type 15

Conformity as to usefulness and function 15

Conformity as to physical conditions 10

Conformity as to architecture 10

Relative adequacy of utiUties and municipal improvement 10

Relative accessibility to neighborhood conveniences 10

Relative freedom from nuisances 10

Conformity as to lot characteristics 10

Conformity as to probable remaining useful life 5

Conformity as to placement of building on lot 5

Total Score 100
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Other interesting developments are following in the wake of the foregoing.

An item in the October Architectural Forum states that the Group Five

Mortgage Information Bureau (cooperative research unit of the Savings

Banks of Brooklyn, N. Y.) has issued a set of specifications governing one-

and two-family house construction. The specifications are mandatory:

"Savings banks which have adopted these requirements will insist that any

building on which they make a loan started after September, 1935, shall

follow these minimum specifications. Builders are advised to make their

contracts with the banks before starting construction, and owners are urged

to insist on the requirements if they want loan approval."

The few illustrative specifications quoted were most interesting and cer-

tainly preclude the shoddy building which has characterized much of our

former speculative real estate promotion.

Movements as significant as this permeating the mortgage field would

seem to be ringing the knell on future jerry-building.

The Federal Housing Act was received with great satisfaction by the

banking interests as is indicated by the following statement

:

"The stagnation in home building during the period of depres-

sion has undoubtedly been as much attributable to the inability

of prospective home builders to obtain mortgage financing as to

general conditions, unemployment, etc. Therefore with numerous

agencies providing sources of financing, homesteads operating

on insured shares basis, Federal housing money available, likely

development in private mortgage investment field and improved

economic conditions, I believe there will be a material stimula-

tion in home building activity in 1936 and in the years immediately

following."

—R. S. Hecht, President, American Bankers Association

Federal Savings and Loan Insurance Corporation

Out of the Federal Housing Act grew the Federal Savings and Loan
Insurance Corporation which operates under the following conditions

:

Purpose : To insure the safety of accounts of investors and depositors in

home-financing institutions. Insurance of Federal savings-and-loan asso-

ciations is compulsory; for state-chartered institutions, optional.

Authority: Act of 73rd Congress, part of Title V of the National Hous-
ing Act, approved June 27, 1934.

Activities: By July 15, 1936, some 1,365 institutions had taken advan-

tage of government insurance. Of these, 622 were newly organized insti-

tutions, 250 were State chartered and 493 had been converted from State

to Federal charter. The following table taken from the Federal Home
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Loan Bank Review for August, 1936, shows the interesting growth of this

insurance movement.
INSTITUTIONS INSURED

Ctunulative number at specified dates

Dec. June Dec. June July

31, 30, 31, 15, 15,

1934 1935 1935 1936 1936

State Chartered Assns. 4 45 136 228 250

Converted F S and LA* 108 283 406 470 493

New F S and L A* 339 512 572 612 622

Total 451 840 1,114 1,310 1,365

Number Shares and

of share- creditor

holders Assets liabilities

July 15, 1936 July 15. 1936 July 15, 1936

State Chartered Assns. 410,181 $338,317,565 $296,771,285

Converted F S and LA* 551,338 512,018,718 470,184,814

New F S and L A* 85,284 74,248,140 72,536,171

Total 1,046,803 $924,584,423 $839,492,270

Should an insured institution default, each of its shareholders would

immediately be given the option of either transferring his insured account

to another insured institution which is not in default, or of obtaining cash

reimbursement up to $5,000 in full within three years from the Federal

Savings and Loan Insurance Corporation. Ten per cent of this is paid im-

mediately in cash and 45% within the first year, the remaining 45% within

three years.

State Cooperation through Passage of Enabling Laws
It was the purpose of the FHA to eliminate costly second mortgages by

making first mortgage loans possible up to 80% instead of the usual 50%,
safeguarding such loan by insurance.

In the past many State laws have limited to 50% loans on real property

made by certain lending institutions.

According to a recent bulletin from the National Association of Housing

Officials, the Housing Administration has sought legislation enabling finan-

cial institutions to qualify as mortgagees entitled to make full 80% loans,

including State supervised financial institutions, such as banks, savings

* Federal Savings and Loan Associations.
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banks, trust companies, building and loan associations, insurance com-

panies, trustees, executors and administrators of estates. Forty-four (44)

states have so far passed enabling acts permitting some or all of these types

of investors to participate in the Federal Housing Administration program,

in addition to the national banks for which disability was removed by the

National Housing Act itself. The only states that do not yet have such

laws are: Georgia, Kentucky, Mississippi and Virginia.

Many of these laws contain another feature important to the Federal

program and for sections of the country which have lacked adequate home-

Imancing funds. They grant to State supervised institutions the right to

invest in the National Mortgage Associations provided for by the National

Housing Act

Thus has the ground been cleared of obstructions and prepared for ac-

tion. How is it going to work out for the home builders?

HOW IT WORKS
Simplification for the Buyer
A reprint from the Architectural Forum entitled "Home Building undjr

Titles II and II of the National Housing Act" has much valuable informi-

tion for those in the mortgage and real estate fields as well as for the lay-

man interested in low-cost housing. Under "Charges" it says:

"If FHA can help it, and it probably can, there will be no more horn 2

buying with eyes closed, no more hidden expenses, no irritating ex-

tras, no tricky assessments. Pages one and two of the mortgagor's

application for insurance contain as simple a statement as could be

framed of all the costs he has to meet. And appended to the second

sheet is a statement something like this: Tt is understood that I am to

make the above payment monthly, and that this is the sum total of all

I have to pay.'

"Wisely, FHA has decided to insist that taxes and fire insurance be

paid monthly along with interest, amortization and mortgage interest.

The mortgagee will be obliged to total up the yearly payment, divide

by twelve and collect monthly.

"To pare down the home owner's initial expense, FHA will permit

appraiser's fees, title search expense, brokerage, etc., to be included in

the mortgage. The original plan to limit these initial charges to a

maximum of 3 or 4 per cent has been junked in favor of a flat commis-

sion that FHA underwriters think is 'reasonable.'
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MORTGAGES
"Only first mortgages (or such instruments as deeds of trust, ven-

dor's liens, etc., that are commonly used in lieu of mortgages) embody-
ing amortization by monthly payments, are eligible for insurance.

The 3- and 5-year straight mortgage, which was popular for years, is

regarded as a villainous instrument in the eyes of FHA. It, more than

anything else, they hold responsible for the piling up of the mountain-

ous home mortgage debt by encouraging people to borrow beyond their

capacity to pay back. Therefore, no straight mortgage (one lacking

amortization provisions) of any kind will be insured by the Adminis-

trator."

How It Works for the Present Home Owner
In a statement from the Federal Home Loan Bank Board illustrating the

savings to a home owner when he makes a long-term amortized loan

rather than a short-term loan, it is stated that the home owner may ac-

tually save enough in interest charges on a 12-year amortized loan to pay

off nearly a third of the principal.

"The Federal Home Loan Bank urges the half million urban home
owners whose short-term mortgages fall due this year to refinance such

loans by making new long-term direct-reduction loans, through a

building and loan association, life insurance company, savings bank or

other long-term thrift institution which offers the amortized type of

loan. Its advantages include greater convenience and safety for the

borrower and the opportunity to save a substantial sum of money, as

the following instance illustrates:

"The home owner who borrows $1,000 on a short-term renewable

mortgage at 6 per cent interest pays out $60.00 each year in interest, or

$720 during a period of 12 years. In the meantime, he must renew his

loan at three- to five-year intervals, incurring renewal fees and other

expenses on each occasion. At the end of 12 years he still owes the

$1,000.

"If he made his original $1,000 loan on a 12-year amortized basis at

the same rate of interest, he would simply make a cash payment of

about $10 each month, and the $1,000 loan would be entirely paid off

at the end of 1 1 years and 7 months, without a single payment of more

than $10. During that time he would pay in interest only $391, as

against $695 required in interest on the renewable short-term loan for

the same period. In other words, the amortized loan saves him $304

in interest charges, or nearly a third of his entire $1,000 principal, and

he incurs no renewal expense during the time his loan is being reduced

by those small monthly payments."
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Certainly there should be much lightening of present financial burdens as

an immediate effect of the foregoing, with great stimulus along the lines of

private as well as governmental building activity.

COST OF FINANCING A HOME
Constructed after June 27, 1934

AT THE MAXIMUM INTEREST RATE PERMITTED FOR LOANS
INSURED BY THE FEDERAL HOUSING ADMINISTRATION

Appraised value of home $6,250. 00

Loan $5,000.00

Percentage of value loaned 80%
Interest rate 5%
Service charge on decreasing balances V2 of 1% per annum
Mortgage insurance premium on original face value. . V2 of 1%

Payments Payments

per Mo. per Mo.
15 year 20 year

Amortized Amortized

Item Loan Loan

Monthly payment, interest and principal $39.55 $33.00

Service charge 1 . 30 1 . 40

Mortgage insurance premium 2.10 2.10

Sub-Total $42 . 95 $36 . 50

*Taxes 10.43 10.43

fFire Insurance 2 . 00 2 . 00

tfTotal $55.38 $48.93

POSSIBLE REFUND FROM MORTGAGE INSURANCE FUND
In case there are no great losses from per cent of the total mortgage insurance

the fund to which a particular mortgage premiums paid in.

is assigned the borrower may receive a To state the whole mortgage insurance

refund during the last year of the loan proposition in another way: Under the

amounting possibly to as much as 50 to 70 fifteen-year plan, the borrower would pay

* Taxes assumed at 2% of actual appraised value.

t Fire insurance figures at '/a of 1% annually on an assumed value of $4,800
for the house (as distinguished from the lot).

tt In order to make this total comparable with rent, an item for upkeep, say

l'/2% annually of the value of the house, or $6.00 a month, should be added.
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out $42.95 a month for 180 months, rower would pay out $36.50 a month for

amounting to a total of $7,731. Of this, 240 months, amounting to a total of

$5,000 represents repayment of principal, $8,760. Of this, $5,000 represents re-

$2,122 interest, $234 service charge and payment of principal, $2,924 interest,

$375 mortgage insurance premium, with a $336 service charge and $500 mortgage
possibility of 50 to 70 per cent refund of insurance premium, with a possibility of

the last item at the beginning of the four- 50 to 70 per cent refund of the last named
teenth year. amount, toward the end of the eighteenth

Under the twenty-year plan, the bor- or at the beginning of the nineteenth year.

STANDARDS AND COSTS
Neighborhood Standards

The far-reaching effects of Federal insistence on better standards will also

make itself felt. In the future real estate developments will have to be

based on qualified surveys of actual conditions. According to the Forum's

Bulletin on Home Building, all applications for insurance of mortgages on

new land projects must be forwarded to Washington for approval.

It is said the technical division will require in addition to the application:*

1. A map of the community showing location of the projects, its acces-

sibility to schools, markets, transportation facilities, etc.

2. A description of encompassing property telling what it is used for and

the extent and character of its population.

3. A land plan of the area showing street layouts, utilities, proposed

parks and playgrounds, shopping centers and any other features of the

proposed development.

4. An accurate account of the status of paving and utilities.

5. Complete plans and specifications of all the houses.

6. A listing of zoning ordinances or special restrictions to be imposed by

the developer, or a description of anything special the developer is

going to do to keep up land values in the new neighborhood.

7. A schedule of lot ownership in the area, listing existing encumbrances.

8. A complete outline of what the owner proposes to do with the rest of

the land not covered by the specific mortgage application, and some

form of reasonable assurance that he will do what he says.

The speculative builder will also have to prove his constructive ability

as well as establish a satisfactory financial rating.

Aside from the efforts of the Federal Government which characterized

the housing enterprises of the Great War period, this is the first time in the

history of the country when standards of construction have received atten-

tion with a view to eliminating jerry-building and establishing something

like a minimum of building efficiency.

* See also FHA Yardstick, Page 74.



.)j;. GOVERNMENTINHOUSING 81

While most of the investment in housing that has already been stimu-

lated or will be stimulated in the future through the Federal Housing Act

does not affect the lower income groups, the effect of the act will be far-

reaching in giving the building industry a financial impetus free from the

shortcomings of boom-time building methods.

Federal Standards for Loiv-Rent Housing

The standards being adopted for all Federal construction are equally

interesting.

The Architectural Record has issued a special and valuable bulletin

entitled "Planning Standards for Low Rent Housing."

This contains sample plans of present and future projects, showing the

scientific technique upon which neighborhood planning is developed, and

giving the detailed plans and specifications which are being standardized

for these projects. Any good housewife might feel a pang of envy to see

the careful details which have been worked out in matters of utility closets

and working conveniences of every description.

In addition to the specifications usually found in home building projects,

we find provisions for landscaping, noise prevention, garbage disposal,

control of vermin, etc. The requirements for children's playgrounds and
other recreational facilities show a consideration for child-life that is

heartening.

The first all-Federal project under the slum-clearance, low-rent program

to reach the construction stage is Techwood, Atlanta, Georgia, providing

approximately 600 dwelling units and dormitories for the Georgia Institute

of Technology.

In regard to costs, the government has made the following statement

:

"The average cost per cubic foot as estimated by the Division is

running at the present time around 30 cents. To this must be added
the cubic cost for mechanical equipment, which at the present time is

running around 9 cents per cubic foot. This gives an average total cost

of 39 cents for the buildings.

"These figures do not include landscaping nor land cost, but repre-

sent our estimates on the buildings themselves. These estimates cover

the Techwood and University, Indianapolis, Cincinnati and Cleve-

land projects. They should not be construed as anything more than

estimates.

"I might say, however, that the contract price for the Techwood
project fell well within our estimates.
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"All projects mentioned are of fireproof construction.

"The rent schedule has not yet been worked out. Nor has the

Management Branch set any minimum and maximum as criteria for

tenants. Preliminary official estimates indicate that rents may
average $7.41 a room a month, a figure that may be changed, possibly

downward, when the project is finished.

"It does not seem unreasonable therefore to assume that the rents

will run from $7.80 to $8.00 a room a month. A three-room

apartment will call for a yearly rent of $270 to $288 and a five-

room apartment for $450 to $480. If correct, these admirably planned,

constructed and equipped low-rent houses are adapted to family in-

comes ranging from $1,080 to $1,920 a year.

"It is, of course, understood that 30% of the expenditure for labor

and materials is a subsidy, and that the rents are to liquidate the total

cost of the project, after deducting the subsidy."

Other standards have already been noted such as 10 families to the

acre;* from 20 to 30% of the area covered by construction, the balance

used for parking and recreation; etc.

Effect of Improved Standards on Investment Risks

In a recent article in the Federal Home Loan Bank Review, the impor-

tance of improved building standards is stressed from the investors' stand-

point. While in Europe it is customary to make 30-, 40- and even 60-year

loans on homes, in this country a 20-year loan has been considered an un-

due risk.

With the stabilization which will come from city planning, the more ade-

quate application of zoning principles and the planning of neighborhood

districts which will characterize the housing of the future, the standardiza-

tion of building materials and technique, the government insurance of mort-

gage loans, etc., a definite change is prophesied from the investment stand-

point. All of which will have a tendency to loosen capital which to date

has been stubbornly or over-cautiously withheld from the home financing

field.

* The Survey made by the Origin League of Baltimore found the average popu-

lation per acre to be 31.8. In the slum section, it ranged from 87.3 to 172.

In the city as a whole the number of families per acre was 7.6. In the slum

sections, it ranged from 24 to 43 families per acre, and the houses were found to

be from 50 to 90 years old.
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Low Cost Mortgage Bonds

Recently a new method of housing finance has been developed in banking

circles, which provides for low-interest mortgage bonds for financing hous-

ing projects.

Until the Banking Act was recently amended by the 74th Congress, it

was difficult to secure the large amounts necessary to finance a housing

project as no one institution felt able to undertake the entire large mortgage

risk. Under a recent revision, banks can join forces in such undertakings

and are permitted to finance parts of projects instead of assuming one en-

tire mortgage, as previously, through cooperatively underwritten bond

issues.

With a guaranteed return of at least 3%, banking interests have expressed

confidence that low-cost housing bonds so issued will rank with government

and municipal bonds in popularity.

Already these FHA mortgage bonds have been advertised as an invest-

ment by important Wall Street interests.

Stimulation of Building Trades

The very definite loosening of funds in the mortgage market generally

has begun to register in the building trades, and an imminent housing

boom, after five disastrous years of virtual inactivity, is cheerfully pre-

dicted in many quarters.

The slump in building volume between 1925 and 1933 is shown by the

following figures:

$2,461,546,270 in 1925

91,298,433 in 1933

To what extent building is on the upturn is indicated by the following

figures from the Architectural Forum:

Year Year Per Cent
Month (?) 1934 1935 Increase

January $16,617,000 $22,410,000 35

February 14,520,000 16,617,000 14

March 28,076,000 32,209,000 15

April 22,686,000 42,203,000 86

May 24,840,000 44,902.000 81

June 26,565,000 49,833,000 87

July 19,845.000 48,395,000 144

August 18,641,000 40,528,000 117
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Federal Reserve Banks

The FEDERAL RESERVE BANKS play a part in the housing situation by
accepting as collateral mortgage-loans made by member institutions.

The Banking Act of 1935 has Hberalized its previous provisions by increas-

ing the percentage of the value of real estate that a loan may cover and

lengthening the term it may run. A National Bank may now make a

greater volume of real estate loans than formerly. With the increase in

savings and other time deposits in member banks, the scope of operations

has changed, and a larger volume of long time investments—as in the real

estate field—is now possible.

INTERIOR, Department of

Three bureaus of this department can be drawn upon for information and

experience in the housing field, viz.:

Bureau of Mines Indian Affairs National Park Service

The Bureau of Mines is interested in the efficient use of fuels in domes-

tic heating systems and appliances. As heating is a major operating ex-

pense, prospective managers of housing projects will be interested in the re-

sults of these researches which are available in pamphlet form.

Their "List of Publications with Subject Index," is free. So also "Ques-

tions and Answers for the Home Fireman" (1933). Others can be obtained

at very slight cost.

The Bureau of Indian Affairs has for many years constructed, main-

tained and operated buildings in its field units and has a considerable back-

ground of experience which might profitably be tapped.

The National Park Service likewise directs the construction of many
buildings for its employees, and publishes an interesting pamphlet on

"Cabins" (1934).

JUSTICE, Department of

The Department of Justice is preparing a pamphlet on housing, crime and

delinquency, which will soon be available.

LABOR, Department of

The Bureau of Labor Statistics makes many studies "of the cost of

construction, showing the breakdown between labor, materials and other

items," the findings of which are published from time to time in their

periodical, the Monthly Labor Review.
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Bulletin No. 614 (free) gives a list of bulletins and articles published by
the Bureau of Labor Statistics.

The Children's Bureau has made many significant studies (particularly

in rural districts) showing the effects of bad housing on maternal and infant

health, as well as its definite bearing on infant mortality.

NATIONAL EMERGENCY COUNCIL—November 17, 1933

The National Emergency Council was established for the purpose

of coordinating the interagency problems of the Government, to promote
cooperation, to make more efficient and productive the work of field

agencies and to serve in an advisory capacity to the President.

The Council is composed of all members of the Cabinet, and the Admin-
istrators, Directors and Chairmen of the principal agencies of the New
Deal.

Under the auspices of the Council is published the " United States Govern-

ment Manual; a Simplified Textbook Designed to Inform Every Citizen

as to Government Procedure and to Make Effectively Available All Federal

Services." The price of $2.00 is in the nature of a subscription as this

loose-leaf textbook is kept up to date by revised leaves which are mailed

promptly to each subscriber as major changes occur among the depart-

ments and agencies of the Government. President Roosevelt says in the

foreword of this publication

:

"Only through clear understanding by every citizen of the

objectives, organization, and availabiHty of the Government
agencies, can they render truly eff"ective service and assure

progress toward economic security."

The United States Emergency Service was established by the National

Emergency Council in March, 1934, primarily to aid Washington visitors

seeking general information or contact with some particular phase of

governmental activity. Inquiries are answered in person, by telephone,

or by mail. The Service assists the public in obtaining information or

making contacts with various departments. It also assists all Government
departments in serving the public through the proper routing of

inquiries.

A trained staff—equipped with charts, indexes and files—is able to

supply names, rooms, telephone numbers and information as to specific

functions. Visitors desiring interviews are directed to the proper offices

where interviews may be arranged. Miss Harriet M. Root is the

director.
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NATIONAL RECOVERY ADMINISTRATION—/wwe 16, 1933, ex-

tended Sept. 4, 1935

Executive Order No, 7075 terminated the National Industrial Recovery

Board, and established the Division of Review, the Division of Business

Cooperation, and an Advisory Council to aid the purposes of the national
RECOVERY ADMINISTRATION. The purposc in extending the national recov-

ery ADMINISTRATION is to Concentrate and summarize all of the information

that the NRA has obtained in relation to the effect on industry of code

administration and to collect information in regard to the effects on in-

dustry—both employers and employees—of the abandonment of code ad-

ministration.

Of interest to those concerned with housing is one of their studies:

"Building Material Prices (Chart Study) Compiled for the Hearing on

Price Provisions of the Codes of Fair Competition" (Jan. 9, 1935). Avail-

able, free of charge.

NATIONAL RESOURCES COMMITTEE—/M«e 15, 1935

By Executive Order, the national resources board was abolished and

the NATIONAL resources COMMITTEE cstabhshed, effective June 15, 1935.

This Committee is definitely concerned with progressive policies for

regional development and occupies an increasingly important place in local

and national planning. To this end it initiates research and makes recom-

mendations to the Administration. It gives direct assistance to State

Planning Boards and encourages county and local planning. The resultant

influence on cities, communities and homes, is vitally important to the

prospective home builder.

All progressive cities have zoning ordinances and many have city plans.

Every prospective home builder or owner should be encouraged to familiar-

ize himself with such plans as may exist, as in no other way can he get a

clear picture of probable developments—business, industrial, or residen-

tial—which determine the future value of his home. In self-protection,

purchasers and builders should obtain all the information which may be

available. Zoning ordinances can be found in the office of the city engineer

or the city cleik. City plans, if such exist, can be found in the same offices

or in the headquarters of the city planning commission, if there be one.

From a section of the Report of the National Resources Board* which

deals with housing, their attitude is definitely indicated by the following

:

* The National Resources Board has published (1935-1936) a series of impor-

tant documents on the resources of the country and on matters of city, state

and regional planning. No housing program of any considerable magnitude

should be undertaken without careful study of these reports.
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"The success of the housing program depends upon preventive

as well as corrective measures. It is only partially effective to pro-

vide new housing of any standard if no steps are taken to eliminate

existing sub-standard housing and to prevent the recurrence of

existing conditions.

"In most of our cities we have building and sanitary codes

governing the construction of new housing but legislation or en-

forcement of legislation is lacking to govern cases of dilapidation,

deterioration, and insanitation far below the standard require-

ments for new structures. Many States have laws to protect the

public against tubercular cattle as well as laws to insure a pure

milk or water supply. Such laws require a definite standard of

housing for cattle to protect the public, but laws to enforce corre-

sponding standards for human housing are often not as definite or

as vigorously enforced."

The Report outlines the following necessary steps for the establishment

of a housing program

:

1. Agreement of authorities on what constitutes sub-standard

housing according to regional or sectional divisions, differentiating

between rural and urban.

2. Public realization of the physical, moral, and economic liabilities

represented by sub-standard housing.

3. The reflection of this realization in judicial decisions.

4. Enforcement of existing laws relating to the destruction of

obsolete and dangeious buildings.

5. Enactment of further needed legislation.

NAVY DEPARTMENT

The Bureau of Yards and Docks of the Navy Department has charge

of the planning and construction of pubHc works and utilities of the naval
shore establishment and the housing of civilian, Navy and Marine Corps
personnel. Their long experience in planning, construction and manage-
ment might well be of value to the housing field.

PUBLIC WORKS ADMINISTRATION—i7oi/5t«f Division

(See HOUSING DIVISION, PWA, page 63.)
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Reconstruction Finance Corporation

RFC MORTGAGE COMPANY*

While not definitely in the home-financing field, the RFC indirectly

plays a part. It makes loans to certain agencies—governmental and

private—which finance housing.

Through its subsidiary, the rfc mortgage company, direct loans are

made to owners of income-producing properties, including apartment

houses and hotels, for the purpose of refunding and refinancing existing

mortgages. It also makes loans for new construction of this character.

The RFC MORTGAGE COMPANY is ouc of the eight agencies with representa-

tion on the CENTRAL HOUSING COMMITTEE.

RESETTLEMENT ADMINISTRATION*—^/>n7 MJ, 1935

Under Executive Order of August 19, 1935, the President described the

duties of the resettlement administration as follows:

"To administer approved projects involving relocation of desti-

tute or low-income families from rural and urban areas, including

the establishment, maintenance, and operation of communities in

rural and urban areas ; to make loans to help finance the purchase

of farm lands, food, livestock, and necessary equipment by farm-

ers, farm tenants, croppers, or farm laborers; to purchase land and

and devote it to the best possible use."

Transferred to the resettlement administration were the activities

of four agencies of the Government ; the Division of Subsistence Home-
steads of the Department of the Interior; Division of Rural Rehabilita-

tion of the FERA ; the Land Program of the FERA ; and the Land Policy

Section of the Agricultural Adjustment Administration.

The Subsistence Homestead Division had made plans for nearly 70

rural and suburban communities. On approximately 30 projects, work

had been completed or actual construction had been started.

The FERA had projected some 60 rural communities and had taken

nearly 300,000 farm families off direct relief in order to rehabilitate them

in place through loans and grants. During the past year the Land Pro-

gram of the FERA and the Land Policy Section of the AAA had initiated

more than 250 projects in 45 states.

This large program has been divided into four main developmental de-

partments: Land utilization, rural resettlement and rehabilitation,

* Member Central Housing Committee.
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suburban resettlement, and management.* Their announced schedule

allots $180,000,000 to rural rehabiHtation and resettlement; $31,000,000

to suburban resettlement; $46,000,000 for purchase of submarginal land;

and $7,000,000 for the completion of subsistence homestead projects begun

by the Department of the Interior, f

The Rural Resettlement Division is principally concerned with the

problems of famihes living on marginal and submarginal land which it is

proposed to divert to more useful ends. The present program provides

for the removing and rehousing of 11,000 stranded farm families to good

land, utilizing the vacated areas for reforestation, conservation of wildHfe,

public parks and various recreational purposes.

In rehabilitation work the families are taken from relief rolls and funds

are advanced to them with which to purchase equipment, livestock and

supplies. They are assisted in leasing new land and given guidance in farm

and home management.

Resettlement is considered a more permanent undertaking and candi-

dates are selected without the limitations of relief needs. Selected for

assistance are capable tenant farmers; dependable families from the

rehabilitation cases; families living on unproductive land; and young

married couples financially unable to obtain land but who are considered

developmental material for agricultural homesteads. In all cases the client

is obligated to repay all advances made to him, and gives notes secured by

land, crops and other property. The present program contemplates

assisting 525,000 farm families in this manner.

The Suburban Resettlement Division has made preliminary studies of

the economic background of some of the principal industrial cities to deter-

mine suitable locations for satellite towns, and has begun the construction

of rural-industrial communities in the suburban areas of four large cities,

which were chosen on the bases of availabihty of raw land, present housing

shortage and prospects for a substantial economic future. The commu-
nities will provide housing for 3,500 families under the present program,

with room for considerable planned growth later. Each community is

surrounded by a green belt of farms and forests, which saves the land and
brings farmers and town dwellers into direct social and economic contact

with one another. Plans are developed by a Washington staff of architects,

engineers and town planners, and then sent to the projects for execution.

* Since this original classification of the work of the Resettlement Adminis-
tration there has been a reorganization which includes six main divisions as fol-

lows: land utilization, rural resettlement, rural rehabilitation, suburban
resettlement, construction, and management.

t See Subsistence Homesteads, page 168 et seq.
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THEORY OF A COMMUNITY DEVELOPMENT
Based on the economic theory that populations adjust themselves to

industry, not industry to populations, a community may be developed by
an initial purchase of land which has agricultural possibilities and is situated

in an area of stranded or low-income population.

According to an official release on January 6, 1936, the Resettlement

Administration has approved the planning or construction of 228 projects

for resettling rural families.

The statement comprises the following projects

:

4 rural-industrial communities located near metropolitan areas

86 agricultural communities

73 infiltration projects

10 tenant purchase projects

3 forest communities

1

1

combination agricultural and infiltration projects

41 projects transferred to the Resettlement Administration from the

Subsistence Homestead division of the Department of the Interior.

The Resettlement Administration also announced that 26 projects

which were transferred from the Subsistence Homesteads division had
been placed on an inactive list. These projects include those for which

allotments had been made but for which no land had been purchased nor

any construction begun.

In addition, proposals for 19 Subsistence Homesteads which have been

transferred from the Department of the Interior have been placed on the in-

active list. While plans had been completed for these projects no allotments

were made. This action is taken on these two groups of projects, primarily,

because these projects do not conform to accepted types being considered

by the Resettlement Administration, and, secondarily, because funds are

limited for the development of projects of this nature. Ten projects trans-

ferred from Subsistence Homesteads are pending for further study.

Agricultural communities will consist of contiguous areas of farm land

on which will be constructed houses, barns and community facilities. The
residents in these communities will derive their entire income from farming.

On infiltration projects the Resettlement Administration acquires land

for the resettlement of farm families on individual farms in existing farming

areas. Those located on infiltration projects may include farmers taken

from the rural rehabilitation rolls or farmers who are given an opportunity

to move from sub-standard land being purchased by the Resettlement Ad-

ministration for conversion into parks, recreational areas, wildHfe refuges

and other public uses for which it is best adapted.
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The four rural-industrial community projects are located at Berwyn,

Maryland; Bound Brook, New Jersey;* near Cincinnati, Ohio; and

Milwaukee, Wisconsin.

Following a careful selection of community members, they are to be

organized on a cooperative basis to direct the various group activities, such

as farming, dairying, grazing, herding, lumbering, etc. Cash income may
be derived from both agriculture and industry. Factories are established

to process community products. These may include canning and cheese

factories, furniture factories, metal and wood-working shops, with a certain

amount of employment furnished through shops and services which accom-

pany every community development. The farm lands would surround the

village, with the factory sites near by.

"GREENBELT" COMMUNITIES

According to an official release the Suburban Resettlement Division has

already planned and is about to proceed with four so-called "greenbelt"

communities, described as follows:

"Each will be enclosed with a protective strip, or 'greenbelt,'

which will protect it from the encroachment and bhght that has

destroyed so many American neighborhoods in the past. In this

greenbelt will be provided parks and recreation faciHties for the in-

habitants of the town and surrounding territory. In the second

place, each will be designed so that the houses encircle the com-

munity. Automobile traffic will be diverted to the outer rim and

a system of underpass walks will make it possible for children to

attend school, run errands to the grocery and enjoy their games

without ever crossing streets."

The first of these projects is to be established at Berwyn, Maryland. It

will adjoin the national research center which is to be the seat of experi-

mental research for Agricultural Economics, Agricultural Engineering,

Biological Survey, Soil Conservation, and Chemistry and Soils. When
completed this research center comprising 5,555 acres and employing

approximately 800 persons, will be the largest establishment of its kind in

the world.

* As this book is being prepared for the press, the legality of the Bound Brook

project has been definitely called into question by the courts. The effect of this

decision upon the entire Resettlement Program is yet to be determined.
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A Housing Laboratory

In harmony with this research environment, the Suburban Resettle-

ment Division in cooperation with the Bureau of Standards expects to

establish a housing laboratory for the investigation of modern techniques

and methods of construction, and will build demonstration houses for test

purposes.

Management

A number of the rural community projects have already reached the

difficult stage of management with its many problems of health, education,

recreation and the development of a permanent policy and plan of opera-

tion, not yet announced.

Regional offices of the

RESETTLEMENT ADMINISTRATION

New Haven, Conn., for Montgomery, Ala., for

Connecticut, Delaware, Maine, Alabama, Florida, Georgia,

Maryland, Massachusetts, New South Carolina.

Hampshire, New Jersey, New Little Rock, Ark., for

York, Pennsylvania, Rhode Arkansas, Louisiana, Missis-

Island, Vermont. sippi.

Lincoln, Neb., for
Madison, Wisconsin, for ^^^^^^ Nebraska, North Da-

Minnesota, Michigan, Wiscon-
^^^^^ ^^^^^ ^^^^^^

^'"
Stillwater, Okla., for

Urbana, Illinois, for
Oklahoma, Texas.

Illinois, Indiana, Iowa, Mis- Berkeley, Cal., for

souri Ohio Arizona, California, Nevada,

New Mexico, Utah.

Raleigh, N. C, for Denver, Col., for

Kentucky, North Carolina, Colorado, Montana, Wyoming.

Tennessee, Virginia, West Vir- Portland, Ore., for

ginia. Idaho, Oregon, Washington.

RURAL ELECTRIFICATION ADMINISTRATION—^/)n7 8, 1935

The REA was established to initiate, formulate, administer and super-

vise a program of approved projects with respect to the generation, trans-

mission and distribution of electric energy in rural areas.
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The REA makes loans to public agencies, private utilities, and farm co-

operatives for the construction of electric distribution lines in rural areas

not now served. By this provision farm homes may soon have the eco-

nomic conveniences and safety by which urban homes have long profited.

The vast possibilities of the impending program for rural electrification

presage far-reaching changes in the whole character of rural life and agri-

cultural production and while opposition to municipal power plants is strong

in urban communities, it is probable that rural areas may soon be bene-

fiting from the Federal Government's efforts to give them the great ad-

vantages of electric power.*

TENNESSEE VALLEY AUTHORITY—ilfa3; 18, 1933 (see also page 170)

The Tennessee Valley Authority has constructed houses for its own
workers and has built on Government land, the town of Norris, Tenn.,

with an approximate population of 2,000.

The preliminary studies were done with great care, and special attention

was given to the planning of single family houses with all modern

conveniences to rent at low cost. These homes were designed for skilled,

unskilled and professional workers and hence present an interesting ex-

perimental variety. A few apartment houses offer from one- to four-room

apartments.

From the management side, there are the problems of maintenance and

repair, as well as the development of social, educational and recreational

activities.

Ten community cooperatives are now in operation and several others

are being projected. These include fruit, berry and vegetable canning;

seed potato cultivation; flour milling; dairying; and handicraft textiles.

These activities are duly incorporated as the Tennessee Valley Associated

Cooperatives, Inc.—January 23, 1934.

TREASURY, Department of the

Model State Law on Eminent Domain: The treasury Department
has prepared a model State Law on Eminent Domain which is intended to

expedite the acquisition of land needed for pubHc works projects. As
drawn, the Act will permit quick acquisition of land and has some novel

features among which are a provision for a hearing by a master instead of

the customary jury or commissioners, provision for testimony that the

* For those interested is issued a free publication: "Light and Power on the

Farm" (1935).
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building is "unsafe or insanitary or a public nuisance," a provision for evi-

dence of assessed valuation and affidavits of tax returns and a section

which permits the petitioner to take possession of the land after the deposit

of the amount of the judgment fixed by the Court, which holds an early

hearing.

The Procurement Division of the Treasury Department (which in-

cludes the Office of the Supervising Architect) has, as one of its important

functions, the letting of contracts for the construction, repair and main-

tenance of Government buildings, and is logically, therefore, one of the

cooperating agencies in the National housing program.

The Public Health Service under the Treasury Department has played

an essential part in the housing field by its valuable research work along

lines of lighting, ventilation, water supply, sewage disposal, vermin control,

sanitation and community health. It acts in an advisory capacity on con-

struction projects and has made available much valuable printed material.

A reprint of Nov. 2, 1934, from Public Health Reports, Vol. 49, No. 44,

entitled The "Relation between Housing and Health," by Rollo H. Britten,

Senior Statistician, is particularly illuminating. (See p. 34.)

WAR DEPARTMENT

Quartermaster General's Office—Construction Division. This

division has had long experience in providing housing for the officers and

enlisted men of the regular Army, specifications and plans of which are

available to housing groups.

One of their publications which might be of special value because so

recently issued is, "Specifications for Construction of Double Non-com-

missioned Officers' Quarters at Fort Sam Houston." (Office of the QMG,
Construction Division.)

WORKS PROGRESS ADMINISTRATION—.4M^ 8, 1935

This Administration provided unemployed white collar workers to

collect the data connected with those two invaluable projects—the Real

Property Inventory of 64 cities and the Financial Study of Urban Housing

covering 61 cities. Communities contemplating similar studies can secure

advice and guidance based on the experience gained in these projects and

can also be assisted in the matter of personnel.

From the foregoing brief descriptions of the fifty-odd divisions of the

Federal Government concerned directly or indirectly with Housing, may be

visioned the lab5n'inth of agencies, the mass of accumulated data and the

wealth of experience which is located within the Government confines, alone.



^ GOVERNMENTINHOUSING 95

The acute need of coordination was bound to make itself felt in the interest

of any coherent National housing program. The Central Housing Com-
mittee (page 55) was the first step in such coordination.

By pooling all the evidence and experience which these Government

agencies have accumulated over a period of years, the Central Housing

Committee should find it possible to build a structure of legal and adminis-

trative machinery and establish a basis for economic policy and budgetary

expenditure which would bring housing within the reach of most of the

people of the United States who cannot meet the present costs of decent

dwelling places.

CLASSIFICATION OF SERVICE

It will be noted that many of these departments and divisions function

in several fields. The following listing under service classifications f indi-

cates their possibiHties along lines of information, advice and experience.

Home and Community Planning

Agriculture, Department of

Bureau of Agricultural Engineering

Bureau of Home Economics

Commerce Department

Bureau of Standards

—

Division of Building and Housing

Federal Home Loan Bank Board—Advisory Service

Federal Housing Administration

Home Owners Loan Corporation

Housing Division, PWA
Labor Department

Bureau of Labor Statistics

National Resources Committee

Resettlement Administration

Treasury Department

Public Health Service

Agriculture, Department of

Bureau of Agricultural Engineering

Experiment Stations, Office of

t Adapted from "Services of the Federal Government to Home Owners and

Tenants."
* Have representatives on Central Housing Committee.
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Extension Service

Bureau of Home Economics

Forest Products Laboratory

Commerce Department

Forest Products Division

National Committee on Wood Utilization

National Bureau of Standards

Division of Building and Housing

*Federal Home Loan Bank Board

*Federal Housing Administration

*Housing Division, PWA
Interior Department

Bureau of Mines

Labor Department

Bureau of Labor Statistics

National Recovery Administration

Navy Department

Bureau of Yards and Docks

*Treasury Department

Procurement Division

Public Health Service

Veterans Administration

Construction Division

War Department

Construction Division—Quartermaster General's Office

RESEARCH AND STATISTICS AND STUDIES

Agriculture, Department of

Bureau of Agricultural Economics

Bureau of Home Economics

Central Statistical Board

Commerce Department

Bureau of the Census

Bureau of Foreign and Domestic Commerce
National Bureau of Standards

*Farm Credit Administration

*Federal Home Owners Bank Board

*Federal Housing Administration

* Have representatives on Central Housing Committee.
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*Housing Division—PWA
Justice, Department of

Labor Department

Childrens' Bureau

Bureau of Labor Statistics

National Resources Committee

*Resettlement Administration

Rural Electrification Administration

Tennessee Valley Authority

*Treasury Department

Public Health Service

United States Information Service

Works Progress Administration

CREDIT AND FINANCE

Electric Home and Farm Authority

*Farm Credit Administration

Production Credit Corporations and Associations

*Federal Home Loan Bank Board

Federal Savings and Loan Associations

Federal Home Loan Bank System

Federal Savings and Loan Insurance Corporations

Home Owners Loan Corporation

*Federal Housing Administration

*Reconstruction Finance Corporation

RFC Mortgage Companies

*Resettlement Administration

Rural Electrification Administration

GOVERNMENT CONSTRUCTION
Alley Dwelling Authority (D. C.)

*Housing Division, PWA
Interior Department

Bureau of Indian Affairs

National Park Service

Navy Department

Bureau of Yards and Docks

*Resettlement Administration

* Have representatives on Central Housing Committee.
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Tennessee Valley Authority

Veterans' Administration

Construction Division

War Department

Construction Division Quartermasters' Office

MAINTENANCE AND MANAGEMENT
Agriculture, Department of

Alley Dwelling Authority (D. C.)

Commerce Department

*Farm Credit Administration

Home Owners' Loan Corporation

Interior Department

Bureau of Indian Affairs

National Park Service

*Navy Department Public Works Administration Housing Division

*Reconstruction Finance Corporation

RFC Mortgage Company
*Resettlement Administration

Management Division

Tennessee Valley Authority

Veterans Administration

War Department

Works Progress Administration

* Have representatives on Central Housing Committee.
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LOOKING BACKWARD—AND FORWARD
For more than sixty years, sporadic low-rent housing projects have been

carried into effect in our various cities. In New York, the City and Subur-

ban Homes Corporation dates back to 1896, when the architect, Ernest

Flagg, won the award for a model tenement which was built on West 68th

Street in 1898. Even older than this is the Boston Cooperative which is

still functioning but has had difficulty surviving the depression.

All "housers" are more or less familiar with the Henry Phipps Houses,

Inc.; the Alfred T. White tenements of Brooklyn; Cincinnati Model
Homes; etc. One of the oldest and by far the most important of such

undertakings, however, is the Octavia Hill Association houses of Phila-

delphia which represent a long experience in the rehabilitation and

management of low-rental housing.*

The United States Housing Corporation

During the World War, the United States Housing Corporation and the

Emergency Fleet Corporation entered upon various large-scale housing

projects for groups of industrial war workers. Much of the experience and

information concerning these activities is available only in part because as

soon as the war was over there was a concerted effort on the part of various

interests to sabotage both the work already accomplished and the value of

the documentary evidence which was accumulated by experts in the field

engaged in pioneering work.

Better Homes in America
In 1922 and 1923, Mrs. William Brown Meloney, as editor of the De-

lineator, initiated and conducted a "Better Homes Campaign" which made
such an appeal and was so warmly supported that late in 1923 it was de-

cided to incorporate it on a national basis. A three-year grant was ob-

tained from the Laura Spelman Fund (subsequently renewed). The
movement was incorporated with the Honorable Herbert Hoover as Presi-

dent and Mrs. Meloney, Vice-President; Dr. John M. Gries of the Division

of Building and Housing, U. S. Department of Commerce, was Treasurer

* Fullerton L. Waldo: "Good Housing that Pays—Octavia Hill Association;"

the Harper Press, 1917.
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and George W. Wilder, owner of the Delineator, was one of the Trustees.

Miss Grace Abbott of the Childrens' Bureau and Edwin H. Brown, director

of the "Small House Service Bureau" of the American Association of

Architects, were among the directors.

The program was one of education; saving for home ownership;

simplification of home management; development of home economics;

the beautification of homes and home life; the practical planning of small

homes; and other related problems.

In 1924 the organization moved to Washington, D. C, but subsequently

returned to New York, opening headquarters at 101 Park Avenue, under

the direction of Professor James Ford of Harvard University, a man with

a long and splendid record in the field of housing.

In its work of home improvement. Better Homes in America cooperated

closely with the Department of Agriculture, Home Economics Division;

Parent-Teachers' Association; Chambers of Commerce; and many other

governmental, civic and welfare organizations.

In 1930, it reported over 7,000 committees throughout the countrv,

organized in the interests of better homes in America.

Recently (1935) this organization was absorbed by the Purdue Founda-

tion of Purdue University with an interesting research program of better

housing under the direction of Benjamin Franklin Betts, an architect with

wide experience in the housing field. (See also Purdue University, pages

45 and 155.)

American Homemakers, Inc.

Another home improvement group was organized as "American Home-
makers, Inc.," with headquarters at the Eastern States Exposition Grounds,

Springfield, Mass., Mrs. James J. Storrow, President. The primary func-

tion of this organization was to establish Home Information Centers,

under a paid or volunteer director, prepared to advise on problems of food,

clothing, child welfare and training, recreation and other matters relating

to family life. Well organized centers have been established in many of

the New England cities and towns.

PresidenVs Conference on Home Building and
Home Ownership

In 1930, the "President's Conference on Home Building and Home
Ownership" collected and analyzed a vast amount of valuable data on

various aspects of home building and home ownership, subsequently pub-
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lished in eleven volumes under the editorship of John M. Gries and James

Ford.*

The ten volumes which contain reports and deliberation on the housing

conditions, problems and possibilities of improvement are a rich store of

valuable information and opinion. While the main emphasis reflected

President Herbert Hoover's ideas of home ownership anyone disposed to

go over this series of reports will find honest expressions of opinion and fac-

tual evidence which reflect economic conditions at variance with this point

of view.

National Housing Association

Established in 1910, the National Housing Association was probably the

most important pioneer organization in the housing field. It has aided and

promoted educational campaigns; drafted and secured the enactment of

enabling legislation ; established housing standards ; has initiated and con-

ducted housing conferences; and has suffered the tribulations and dis-

couragements of all pioneering undertakings.

Mr. Robert W. de Forest was the first president; Mr. John M. Glenn of

the Russell Sage Foundation, the treasurer; and Mr. Lawrence Veiller,

secretary and director. These are all names which will go down the years

in the history of good housing.

Mr. Veiller was the author of the Tenement House Act of 1901 which

was the model legislation of that period. In 1920, he drafted the Model

Housing Law which for long has served as a legislative guide for many
states and municipalities.

The organ of the Association is the magazine Housing, an excellent

quarterly. Housing Problems in America (proceedings of the National

Housing Association's conference) contains valuable and suggestive material

and, in a sense, constitutes the history of the militant housing movement of

nearly a generation.

Signs of Acceleration

Through the activities of such organizations as the National Housing

Association; the National Conference on City Planning; the American

* "President's Conference on Home Building and Home Ownership," XI vol-

umes: I. Planning for Residential Districts; II. Home Finance and Taxation;

III. Slums, Large Scale Housing and Decentralization; IV. Home Ownership,

Income and Types of Dwellings; V. House Design, Construction and Equip-

ment; VI. Negro Housing; VII. Farm and Village Housing; VIII. Housing

and the Community—Home Repair and Remodelling; IX. Household Man-
agement and Kitchens; X. Homemaking, Home Furnishing and Information

Services; XI. Housing Objectives and Programs. Edited by John M. Gries

and James Ford, 1932,
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City Planning Institute; the Regional Planning Association of America;

and others, foundations were laid for the housing movement, eventuating

in the efforts of the Federal Government to finance and promote low-

rental homes.

National Public Housing Conference

In 1932, the National Public Housing Conference was organized with

Mrs. Mary Simknovitch as president; Herbert B. Swope, treasurer; and

Miss Helen Alfred, secretary. The organization has a strong membership

of some 600 individuals and organizations and has declared itself "Inter-

ested in promoting good housing for that part of the population for whom private

business has failed to make adequate provision.''

This organization played an important part in the social engineering of

the Astor project of "First Houses" located in a sub-standard area of New
York City, the first Federal undertaking of this character to be com-

pleted and occupied. (See page 173.)

Housing Study Guild

The Housing Study Guild was organized in 1933 and a distinguished

group of advisers, architects, city planners and others comprising the mem-
bership, began the assembling of basic data necessary for the study of

technical, social and economic problems connected with large scale housing

and community planning. The Guild prepared a series of studies and re-

ports embodying the findings of a number of research projects which were

made available to the public in various forms. The Blighted Area rehabili-

tation study of a section of Astoria in the Borough of Queens, New York,

by Aronovici, Churchill, Lescaze, Mayer and Wright, was an outgrowth of

the Housing Study Guild's activities. The valuable library collection by
this organization has been generously loaned to housing agencies in Wash-
ington for the use of the training course for managers, referred to elsewhere.

National Conference on Slum Clearance

The National Conference on Slum Clearance, under the leadership of

Ernest Bohn, was also organized in 1933 with the idea of bringing about an

exchange of ideas, plans and experiences, among public officials, architects,

engineers, social workers, manufacturers, realtors and other groups inter-

ested in the closely related fields of slum clearance, city and regional plan-

ning and adequate housing, particularly for the low-income groups. The
broader aspects of housing in terms of neighborhoods and community
developments, stabilized real estate values, etc., were receiving more and

more intensive study and attention.
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Important Factual Data

Three important studies were undertaken by the Federal Government

at approximately this juncture: the Rural Housing Survey under the

auspices of the Department of Agriculture; and the Real Property Inven-

tory and Financial Study of Urban Housing (q. v.) under the direction of

the Department of Commerce.

The figures resulting from these studies, together with income figures

made available by the Brookings Institution in their publication "America's

Capacity to Consume," provided factual bases greatly needed for any sound

housing program dependent upon public approval and legislative action.

Needed: A Clearing House

After Congress passed its first housing legislation in 1932 (and later, the

important and far-reaching Federal Housing Act), there came into being

a rapid succession of alphabetical authorities and organizations. Federal,

State and local.

THE NATIONAL ASSOCIATION OF
PUBLIC HOUSING OFFICIALS

The complications of many already existing but uncoordinated private

agencies plus continually multiplying new ones resulted in an inevitable

chaos. Out of the whirlpool emerged the National Association of Public

Housing Officials, an organization which promises to be the necessary

clearing house for information, education and technical training. With a

rapidly growing membership, this organization seems destined to be the

driving force which will develop a national housing program. From one of

their descriptive pamphlets is taken the following:

"In 1932 Congress first passed laws that recognized the national

government's concern in low-cost housing. Since then housing

legislation and the number of hou.sing officials in this country

have grown very rapidly. Now, in addition to statutes authoriz-

ing Federal housing agencies such as the Housing Division of the

PWA, the subsistence homestead section of the Resettlement

Authority, the Federal Housing Administration; the Federal

Home Loan Bank Board, and the HOLC, fifteen States have

laws providing for the regulation of limited-dividend housing cor-

porations and fifteen States have legislation for establishing either

local or State housing authorities or other bodies with power to
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own or operate low-cost housing. Local authorities have been

duly established in fifteen cities, two States have housing au-

thorities, two cities are undertaking projects under home-rule

charter powers, three cities have official advisory housing com-

missions and literally dozens of other communities are engaged in

preliminary studies and surveys looking to definite housing pro-

grams. Not counting employees of the Federal government, over

200 housing officials have taken office within the last few months

and other hundreds of responsible citizens have become interested

for the first time in the possibilities of rebuilding the poorer resi-

dential sections of their cities.

"This rapid establishment of housing agencies is encouraging

but unfortunately the body of information and experience in this

country on which the newly appointed officials can draw is very

small and is limited mainly to the largest cities. The major im-

mediate purpose of the National Association of Housing Offi-

cials is to offset as far as possible this lack of background and ex-

perience by facilitating the exchange of ideas and information

among housing officials and other interested persons, by advising

on local studies and surveys so that they will produce the most

usable results, by bringing about a clearer understanding of prob-

lems and methods among local. State and Federal officials, and by
drawing upon European experience to the extent that is appli-

cable to American conditions and problems."
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PRELIMINARY STUDIES AND SURVEYS*
Any local housing program should be preceded by an adequate study or

survey which will show clearly the existing conditions with convincing in-

terpretations of the underlying needs. Such program should look forward

at least ten years, or longer if possible.

Hundreds of surveys are on file in various places. A bibliography of

them can be obtained from the Library of Congress, the Housing Study

Guild, Russell Sage Foundation, the National Association of Housing Offi-

cials, The New York City Welfare Council Housing Committee, and prob-

ably from many other housing organizations (see list under Agencies and

Organizations) as well as from many of the more important libraries.

For technical procedure, again the National Association ol Housing Offi-

cials has issued a valuable booklet entitled "Public Housing Surveys—An
Outline of Survey and Planning Procedure for Low-Cost Housing."

They suggest the following as sources for existing material, or assistance

in obtaining material

:

Sources of Information

U. S. Department of Commerce
Bureau of Standards: Division of Building and Housing.

Bureau of the Census:
" be sure to inquire about tract data from which

most worthwhile information can be found, for example, on

population shifts, changes in family size, movements of nationality

and race groups."

Bureau of Foreign and Domestic Commerce:
The Real Property Inventory is a valuable source of information.

Also Financial Study of Urban Housing.

U. S. Department of Labor
Bureau of Labor Statistics

U. S. Treasury Department
Public Health Service

Post Office Department

* See list of Surveys under "Reference Material."



.)<;. essential elements in housing 113

City Planning Studies:

Plans and studies for parks, playgrounds, transportation, development

studies of land use prior to the drafting of zoning ordinances and re-

lated to subsequent changes in zoning, studies of utility companies

relative to city growth and population shifts.

Social Welfare Organizations:

Information on the social aspects of housing; living habits of low wage

earning groups; special studies of social problems as related to housing.

Public Relief Organizations:

Rentals paid by relief agencies and standards of expenditures for living.

Insurance Atlases (Sanborn Maps):

Nature and location of buildings on the land.

Real Estate Boards:

Occupancy-vacancy surveys, surveys of market activity in various

types of real properties.

Educational Institutions:

School census; studies by colleges and universities.

Departments of Local Government:
Health Department, Department of Building Inspection, Police De-

partment, Fire Department or Fire Prevention Bureau, Tax As.sessor's

Office.

State Government:
Housing Boards, Industrial Commission, Department of Health, Tax
Commission.

Anti-Tuberculosis Association:

Relation of congestion and poor housing to tuberculosis.

Civic Betterment Organizations:

Improvement as.sociations, civic study groups, associations or boards

of commerce, service groups such as Rotary and Kiwanis.

Boy Scouts and Girl Scouts or Similar Organizations:

In some cases the local or national boards of these organizations have

conducted studies of such subjects as juvenile delinquency, and recrea-

tional facilities available to boys and girls.
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ENABLING LEGISLATION*

With the advent of the Federal Government in the development of hous-

ing projects and the promotion of State and local housing activities it be-

came clear that State and local legislation would be needed in order to set

up adequate housing machinery. The movement to meet this need has

gone forward under the leadership of the National Public Housing Con-

ference and the National Associations of Public Officials. The following

excerpt from the literature of the National Association of Housing Officials

rovers the subject broadly:

"For executing low-cost housing and allied work locally, many
types of agencies have proved effective in different conditions;

they range from direct action by communities of the elected city

councils, the method common in England, through different types

of housing authorities and boards, to the various limited-dividend

corporations or societies initiated by cooperative societies, labor

organizations, or other groups of private citizens, or promoted as

agents of the public. These have been extensively used in differ-

ent parts of the world. There is no reason to confine the work

to any one class of agency, provided the conditions of responsi-

bility, independence and integrity are properly secured, and the

agency is required to work in the public interest for low-cost

housing and not tor the making of profits beyond a prescribed rate

of return on capital. Any housing legislation might well enable

various types of agency to work locally. They would, of course,

be subject to the approval of the Federal or State authorities con-

cerned, and their operations and finance would be subject to regu-

lation and control."

The National Association of Housing Officials issued a pamphlet en-

titled "State Laws for Public Housing—a Memorandum on the Drafting

of Enabling Acts for Public Housing Agencies" which gives indispensable

information and guidance. The director states that in the preparation of

the memorandum they have consulted with legal representatives of the

government housing activities for the purpose of having their suggestions

conform to the legal administrative program.

The very knotty problem of eminent domain is discussed as well as the

almost equally technical one of tax status. Condemnation procedures,

foreclosures, liens, bonds and other legal factors are dealt with.

* For list of enabling laws related to the National Housing Act, by States

with dates of approval, see Appendix, page 180.
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NEW YORK MUNICIPAL HOUSING LAW

The National Public Housing Conference has summarized very clearly

the New York Municipal Housing Authorities Law which might be a useful

and suggestive guide for those drafting enabling legislation as follows

:

The Municipal Housing Authorities Law is an amendment to the

State Housing Law and provides for the establishment, organization, op-

eration and dissolution of Municipal Housing Authorities.

Its purpose is to enable cities in New York State to take the necessary

steps to clear slums, to provide housing accommodations for persons of

low income, and to receive the grants and loans available for these pur-

poses to public agencies under the terms of the National Industrial Re-

covery Act.

Under the bill, any city in the State may establish an Authority upon the

passage of a resolution by its local legislative body and upon the appoint-

ment of five members of the Authority by the mayor. The terms of the

first members are one, two, three, four and five years, respectively, and

thereafter the term of office is five years. The members serve without

compensation.

An Authority is empowered to prepare, carry out and operate projects.

A project is a plan or undertaking for the clearance, replanning and recon-

struction of a substandard or unsanitary area. As a part of such a plan,

the Authority may provide, for persons of low income, housing accommo-
dations either in said area or elsewhere in any section of the city. Under
this provision the right of an Authority to build outside of slum areas is

incidental to a slum clearance plan. An Authority is not given the unre-

stricted right to build outside of slum areas. Each project must be sub-

mitted to the State Board of Housing, which must transmit its criticisms

and suggestions.

An Authority may acquire real property by purchase and it may exer-

cise the power of eminent domain. It may request the city to institute

eminent domain proceedings and when the city acquires title to the prop-

erty, it can convey it to the Authority upon receiving payment therefor.

The property of an Authority is to be exempt from all State and munici-

pal taxes. However, in lieu of taxes, an Authority must pay to the city a

sum fixed annually by the city, which cannot exceed in any one year the

sum last levied as an annual tax upon the property of the Authority prior to

the time of its acquisition by the Authority. In other words, the amount to

be paid annually by the Authority to the city rests in the discretion of the

city, subject to the foregoing maximum limitation.

An Authority may issue bonds. The State or city is not liable on the

bonds or for the debts or obligations of an Authority.
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Housing Authorities Law of Wisconsin
The Board of Public Land Commissioners of Milwaukee has drafted a

very thorough Housing Authorities Law which should prove useful to other

municipalities. It can be found in the 1935 State Laws of Wisconsin,

Chapter 525, or can be obtained in mimeographed form trom the Board of

Public Land Commissioners of that State.

Bills Before Congress
Friends of good housing should be familiar with such housing bills as are

presented to Congress. During the 74th Congress two noteworthy ones

were introduced in the Senate (S. 2392) and House (H.R. 7399) by Senator

Wagner and Congressman Ellenbogen, respectively. At the present writ-

ing the bill (Senate 4424; House of Representatives 12164) is a combina-

tion of the two earlier bills prepared separately by Senator Wagner and

Representative Ellenbogen with certain changes intended to meet the

present needs. While the bill is not ideal it is a step in advance of what has

so far been possible under the various recovery acts which have so often

brought in housing through some back alley.

The bill was not enacted into law during the 1936 session of Congress.

It is certain, however, that in case it does find favor with Congress and the

President of the United States, it will undergo few changes of a funda-

mental nature when again presented.

We can do no better for the reader than to quote in full the "Digest of

Wagner-Ellenbogen Housing Bills" made by Coleman Woodbury of the

National Association of Housing Officials. The Digest follows:

"This bill provides for a permanent, full-time agency, called the

United States Housing Authority, to discharge the Federal gov-

ernment's responsibility in the housing of families of low income.

The phrase 'families of low income,' is defined in the bill as 'fami-

lies who cannot afford to pay enough to induce private enterprise

in their locality to build an adequate supply of decent, safe and

sanitary dwellings for their use.'

"The bill also deals with 'public housing agencies,' which are

State or local governmental bodies with power to develop and ad-

minister low-rent housing. They include what are commonly

called local housing authorities. It also refers to 'public housing

societies,' which are non-profit corporations or cooperatives under

the supervision and control of the Authority. The members of

these societies are persons of low income who need and are in-

terested in securing better housing. 'Limited profit agencies' are

cooperatives, limited-dividend, or non-profit corporations strictly

regulated by law or by the Authority.
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"The bill also recognizes the distinction between slum clear-

ance and low-rent housing. Slum clearance is defined as the

demolition and removal of buildings irom a slum area, regardless

of the future use of the area, and may include the adaptation of the

area to public purposes such as parks. The development of low-

rent housing includes all steps in planning, financing, land acqui-

sition, demolition of old buildings, construction, and equipment of

adequate housing for families of low income. Thus it may in-

clude slum clearance.

"the united states HOUSING AUTHORITY: The United States

Housing Authority is an independent corporate body of per-

petual duration. It is controlled by a board of directors composed

of five members. The Secretary of the Interior is a member of the

board ex officio and the other four members are appointed by the

President with the advice and consent of the Senate. The normal

term of board members is five years. The original terms are

staggered.

"The primary duty of the Authority is to assist local public

housing agencies, by grants and loans, to provide decent low-rent

housing in their localities. The Authority also has the right to

develop and administer demonstration projects, both of low-rent

housing and slum clearance, but only upon the request and with

the advice of local official bodies or representative unofficial or-

ganizations or committees. Demonstration projects shall be sold

as soon as practicable to local public housing agencies. Pending

sale the Authority may lease (or contract for the management of)

a demonstration project under specified conditions either to a

public housing agency or a public housing society.

"The Authority also has various minor and subsidiary power,

including the right to make surveys and studies and to

encourage research and experimentation in various aspects of

housing.

"In addition to determine technical standards for housing as-

sisted by it, the Authority is specifically granted broad powers to

make sure that the low-rent character of the housing is main-

tained and that it, therefore, does not come into direct compe-

tition with private building enterprise. These powers include,

with proper protection of the rights of other possible mortgages,

the right to take possession of, administer, and dispose of a low-

rent housing project in the event that a local public housing

agency does not preserve the project's low-rent character.
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"Loans and Grants

"The Authority is authorized to make loans at interest rates determined
by it and to make grants to pubUc housing agencies. The amount of the

grant may not exceed 45% of the development of acquisition cost of the

project. The grant may be paid in whole or in part of a lump sum. Any
balance not so paid shall be paid in the form of fixed annual contributions

over a period not exceeding 60 years. These annual contributions shall

be equal to the amount that the unpaid balance of the grant would yield

over the period in an annuity computed at the going Federal rate of in-

terest.

"The Authority also may lend to limited profit housing agencies at in-

terest rates not less than the going Federal rate. This type of loan may not

exceed 85% of the value of the project. The aggregate of such loans shall

not exceed 25,000,000 in any one year.

"Funds for the Authority

"The funds made available to the Authority are rather less than the

amounts many housing enthusiasts believe could be used to advantage.

In addition to $1,000,000 for subscription to the capital stock of the

Authority, $50,000,000 is appropriated and authorization is given for the

appropriation of $75,000,000 for the year ending June 30, 1938, and

$100,000,000 for each of the fiscal years ending June 30, 1939 and 1940.

In addition, the Reconstruction Finance Corporation is to make advances

to the Authority from time to time upon its request, at interest rates not

exceeding the cost of the money to the Corporation plus one-eighth of one

per cent. The amount of these advances shall not exceed $100,000,000.

Finally, the Authority is authorized to issue its obligations, guaranteed by
the United States Government, in amounts not to exceed $100,000,000 on or

after July 1, 1936, and additional amounts of $150,000,000 on or after

July 1, 1937 and 1939.

"The Authority is authorized to enter into agreements with States and

their political subdivision for the payment of annual sums in lieu of taxes

on projects owned by the Authority. The amount so paid may not exceed

the normal amount of taxes on the housing properties. Projects owned by

local housing agencies are, of course, subject to State and local statutes

having to do with the payment of taxes."*

* For comparative purposes examine: Report of the National Housing Com-
mittee on "A National Housing Policy," P. S. King & Sons, Ltd., London, 1934;

also W. Ivor Jennings, "The Law of Housing," Charles Knight & Co. Ltd.,

London, 1935.
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SLUMS AND SLUM CLEARANCE
The movement for slum clearance has gained ground in the United

States only within the last three years. There have been efforts toward

slum clearance before, but these efforts have been sporadic, without a con-

sistent official stamp or strong legal backing. Indeed, even the present

effort toward slum clearance was rather a sequel of the failure to build new
communities and a desire to conserve the integrity of established communi-

ties than a real effort to do away with obsolete conditions which were

a liability as a financial investment and as a social utility.

While it is obvious to anyone familiar with the problems of the low wage

earners that their rent paying resources cannot meet the cost of slum

demolition in addition to the cost of new housing, the slum movement has

been looked upon as a means of aiding the very class who could least afford

to live in homes which would replace the slums. The recent experience of

the United States Government to promote slum clearance through subsidy

or financial assistance in the form of loans has made this point quite clear.

The legal problems involved in slum clearance have received considerable

attention during the year 1935 and have resulted in several important de-

cisions which have made housing history.

It is obvious that slum clearance of any magnitude is not the task of the

individual owner and that the government must take a hand in the pro-

motion of large scale operations for clearance. Any piecemeal clearance is

ineffectual as it fails to rehabilitate the neighborhood and make any real

investment in a slum area, by partial clearance, uneconomical.

When the Federal Government undertook slum clearance with the object

of building new dwellings, the matter was taken to the Federal Courts.

This was on the issue that slum clearance involves the condemnation of land

and buildings and therefore the right to use the power of eminent domain
for housing.

The Federal District Court of Western Kentucky in a decision involving

the condemnation of four city blocks in the city of Louisville for the con-

struction of low-cost housing and slum clearance projects under the pro-

visions of Title II of the National Industrial Recovery Act (48 Stat. 195)

held that this is not a proper exercise of the right of eminent domain.

This decision was sustained by the United States Circuit Court of Appeals,

Sixth Circuit.*

While this decision by Federal Courts was still pending the New York
City Housing Authority undertook, under the act creating the Authority,

* See Bulletin 51 of the National Association of Public Officials.
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to condemn land for housing purposes in a slum area. The Supreme Court

of the State of New York, County of New York, rendered a decision which

is diametrically opposed to the Federal Court Decisions.* This decision

which was written by Justice McLaughlin clearly indicates that slum clear-

ance is not a private use of land and states that "the use (slum clearance

and public housing) is a public use, i. e., to abolish disease breeding slums

for the benefit of all the people of the state, and to furnish a limited portion

of the public (readily ascertainable) living quarters which will prevent

disease." Thus as far as New York State is concerned the right of eminent

domain is broadened to take in the abolition of slums by public action.

There is one additional point that should be made in connection with slum

clearance and that is the fact that the clearing of slums must go hand in

hand with the construction of houses in which to house decently those who
must vacate the slum areas. Any slum clearance which does not take into

account the need for housing the slum dwellers during demolition and re-

construction may lead to increased congestion and a scarcity of housing re-

sulting in higher rents. In fact slum clearance need not be associated with

types of reconstruction which would provide low rental housing. The
reconstruction which has taken place in New York and some other places

has in fact resulted in higher rental housing than the evicted slum tenants

could possibly pay. We should, therefore, begin to think of slum clearance

as a public health measure independent of low cost housing requirements, f

RESPONSIBILITY OE REALTORS

The Realtor Cross-Examines Himself
While much that has been achieved in the way of decent housing stand-

ards is due to progressive real estate operators, many members of this im-

portant profession or business are still the main obstacles to a broad policy

of community development and housing improvement. This latter group

would do well to read in full the remarkable address delivered by Mr. J. C.

Nichols of Kansas City, Missouri, at the Seventh Annual Convention of the

National Association of Realty Boards. We cannot here quote the entire

address, but the abstracts give some idea of the general philosophy which

the Real Estate profession might adopt as its basis of professional work

* New York Law Journal, April 12, 1935. Borough of Manhattan, etc., vs.

Andrew Mullet, et al.

t See "Demolition of Unsafe and Insanitary Housing." An outline of Procedure

for a Comprehensive Program. National A.ssociation of Housing Officials

bulletin. Also "Slum Clearance and Reconditioning of Insanitary Dwell-

ings." 2 volumes: International Housing Association, 1935.



X- ESvSENTIAL ELEMENT vS IN HOUSING 121

with better communities, more profits and surer investment in real property

as results. Mr. Nichols said in part:

"How often is that suburban belt of realty just beyond the city

limits a jumbled mass of property of varying and conflicting uses,

not only destructive to values, but creating an immense burden

and cost in its later conversion into well ordered city property,

creating great expense later in providing playgrounds, parks,

traffic ways, school lands and proper differentiation and segrega-

tion of uses of city property?

"How little thought, planning and effort is being given by the

American Realtor to the proper control and development of land

beyond our city limits, yet land that the Realtor generally proudly

boasts will soon be a part, even if a deplorable part, of his great

city.

RESPONSIBLE FOR BUILDING CODE

"Is your city, or my city, full of fire hazards from improper con-

trol of buildings and lack of adequate, properly enforced building

codes? Every real estate board should assume full responsibility

for the building code of its city.

"Are the buildings in your city insanitary, producing a housing

situation which is a disgrace to your profession?

"Are the apartments in your city being built according to stand-

ards which, in theory, none of us could approve?

"Are we piling up great masses of families in inflammable, poorly

built kitchenettes and apartments that may be death-traps? Or
of such construction as to soon be eyesores to their city?

"Are we permitting the construction of individual homes of such

flimsy character that the life savings of the buyer will be dissipated in a

rapidly deteriorating structure, rather than a permanent home of joy

and satisfaction throughout his years?*

"Has your city a pleasing approach by river or railroad, or is the

approach of your visitors almost the worst your city offers? One
might as well enter the guest to his home through the coal chute

in the basement as the manner in which many of our cities bring

their guests into their community along railroad right-of-ways

running through the most disorderly and ugliest sections of their

city; alongside rubbish dumps, tra.sh piles, ragged rear of lots,

unkempt right-of-ways and the very worst appearance the city

affords.

* Italics are ours.
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ARE STREETS ATTRACTIVE

"Do you try to make the furnishing and decorations of your
streets such as lamp posts, fire plugs, trash cans, poles, wires, street

signs, pleasing and attractive, or are they riotous clashing colors

and conflicting designs, messing up the street scene in every di-

rection?

"Does ugliness confront the visitor to your city, equally injuri-

ous to the small town as to the great metropolis? Does ugliness

confront the residents themselves of your city—conducive to

crime, immorality, and a daily uninspired grind of human exist-

ence? Or does good order of things and beauty enlighten and
charm your visitor, inspire and push forward your citizen to

greater acts and greater deeds and a greater spirit of building?

"Are there unsanitary conditions in our merchandise (i. e., real

estate) ? Have we foul-smelling sewers, tolerated from long cus-

tom, rather than from actual need? Do we permit sewer outlets,

endangering our water supply, or rendering unhealthy large areas

of otherwise valuable property?

"Have we provided the proper amount and distribution of

parks, school and public playgrounds, so essential to city build-

ing? A place to play, to relax, to enjoy good fellowship, to make
good citizens, to enjoy living in this beautiful world in which God
has placed us?

STABILIZE PROPERTY VALUES
"Are real estate values stable in your city, or do they shift al-

most with each decade? Have you blighted residential areas, or

abandoned business sections? Is your city building a constant

process of building up and tearing down—an extravagant custom

and a gigantic economic loss? Mr. Walter Stahler who, as

Comptroller of the Metropolitan Life Insurance Company, lend-

ing more money on real estate than any other company in this

country, has told me that my estimate of a billion dollars a year is

conservative for the losses resulting from improper encroachment of

enterprises of undesirable and of conflicting character. * The perma-

nency of location, permanent durable character of construction,

stability of real estate investment through the centuries in Euro-

pean cities afford a most striking comparison with the constantly

shifting locations and character of various sections of American

cities, creating a condition causing loan companies to refuse to

* Italics are ours.
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lend more than fifty per cent on the value of property. The real-

tor can and should stabilize our property values, not only as a na-

tional economic saving insuring permanency of investment, but to

justify the security for larger loans.

"Are you properly safeguarding and perpetuating the character

of your residential subdivision by adequate building restrictions?

Are you giving proper assurance to your clients that their prop-

erty values will be maintained in your subdivision? There is a

growing consciousness of the subdivider that he is not alone con-

cerned in the values and prices at which he may sell lots in his sub-

division, but that he has a professional responsibility for the main-

tenance of the value of the wares he sells his clients. There is also

a growing sense of obligation on the subdivider to at least so handle

his subdivision that it will not be a detriment to surrounding lands,

but rather tend to lift the character of its particular section of the

city—add values to its neighborhood, rather than capitalize and

steal the values that others have created.

" Great responsibilities in city building are all of these,

and yet, what group of men in civic life should challenge this re-

sponsibility more than the American Real Estate Boards?"*

Land in Relation to Housing
We cannot in this short digest of the housing problem deal in any detail

with the land element except as it affects rents. It is obvious that the

higher the land cost, the higher rent must be for the same unit of occupancy

and that land costs stand in inverse ratio to the amenities that might be

created in terms of open spaces essential in the development of a housing

project. In view of this condition it is necessary to discover by what

methods cheap land can be secured and land speculation and land sweating

avoided.

Zoning
By zoning regulations it is possible to limit the use of land both as to use,

bulk and area. This limitation of use through legislative control contri-

butes, under rational zoning, to keeping intensity of land use to a reasonable

standard and maintaining land prices at a reasonable level.

Marginal Eminent Domain
Where improvement and widenings of streets become necessary and the

possibilities for acquiring land for these improvements become so burden-

* The entire reprint is worth reading. It is entitled "Responsibilities and
Opportunities of a Real Estate Board" and can be obtained from The National

Association of Real Estate Boards, 310 South Michigan Avenue, Chicago,

Illinois.
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some as to make them prohibitive the cities in some twelve states may ven-

ture under a process known as "excess condemnation" to condemn not

only the property needed but additional property fronting on the proposed

improvement. This property can later be sold by the municipality at the

enhanced value resulting from the improvement. The city may even re-

tain the excess land and use it for housing or other purposes. The Chrystie-

Forsythe widening project on the lower East Side of New York is a good ex-

ample of such a procedure. The excess land has been used for recreational

purposes by the City of New York. This method could be used on a much
larger scale, but the practice has been opposed by the Real Estate Boards

and other interests dealing in land.*

This method of land condemnation dates back at least to 1605 when

Henry the IVth of France made possible its use for the creation of the beau-

tiful Place des Vosges of Paris. New York State has a similar statute as

far back as 1812 which was declared unconstitutional in 1934. It requires

constitutional amendments to restore this method of land acquisition in this

country.

Land Condemnation
We have already pointed out the difference between the recent court

decisions relating to the acquisition of land for public housing. Even if

condemnation is permitted under the Federal Constitution as it is permitted

under State Law, it is still a question whether the price paid for the land

could be made consistent with the needs of low cost and low rental housing.

Public Ownership of Land
In the United States the practice of public ownership of land other than

lands needed for public improvements has not prevailed. This practice is,

however, quite common in European cities. Thus we find that the City of

Berlin owns or did own recently some 40,000 acres of land which could be

put to use in housing. The City of Vienna owned 72,000 acres of land,

part of which was devoted to a similar purpose. The City of Manheim
owned at one time nearly half of its area while Munich, Hanover and Leip-

zig owned 23%, 37% and 32%, respectively, of their total areas.

England and Land Condemnation for Housing
England with its vast housing projects which have been built since the

Great War has developed a method of land acquisition which is important

* We have used the designation "Marginal Eminent Domain" as more descrip-

tive and less objectionable than "Excess Condemnation." See Carol Arono-

vici, "Extended or Marginal Eminent Domain; The Community Builder,"

August, 1928.
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as a contribution to the land economy in housing. In condemning slum

areas for housing there is no compensation for dwellings which are unfit for

habitation, while the compensation for the land is only sufficient to meet a

proper relation between building costs and land cost in order to make low

rental housing possible.*

TAXATION AND HOUSING
Tax exemption has often been proposed and many communities have en-

deavored to obtain such legislation which makes it possible to encourage

the building of low rental housing. What benefits have been derived from

such exemptions when secured is difficult to tell. In the case of New York

City which had to meet a housing shortage after the Great War large hous-

ing projects were stimulated by tax exemption. The result has been the

exemption of buildings which were potential slums in many instances, while

the advantage of the exemption was retained by the speculative builder

who added to the price of the house a sum sufficient to make up for the

advantage of tax exemption. This experiment cost the City of New York,

according to some estimates, the sum of $300,000,000.00. Unless tax

exemption can be passed on to the tenant or ultimate owner, it is worthless.

Subsidies and Low Rental Housing
While the problem of low cost and low rental housing on account of its

magnitude will never be wholly solved by governmental aid there is un-

questionable need for subsidizing certain types of dwelling which are to

house the classes of people who need decent housing most and are not un-

able to afford the required rent. Where the promotion of good housing for

the normal income family should end and where subsidized housing should

begin is still a moot question. Undoubtedly, however, there is an existing

need for some subsidies which would augment our knowledge and experi-

ence in large scale building and provide some measuring standard for the

future.

There are two objections generally advanced against housing subsidies.

One is competition with commercial housing which must make its profit

without subsidy and the other is the necessary increase in taxation which

housing subsidies would require. The first objection is seldom used, be-

cause it represents vested interests, and does not sound very well, the

second argument appeals to the mass of taxpayers who are always fearful

* The charts on pages 108 to 111 are from several prepared by the Columbia
University Housing Orientation Study indicating the fluctuations of rents in

their relation to land cost.
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that new burdens would be added to their heavy tax bill. In order to show
how our public responsibility in public services has been increasing in the

last generation we give a list of these services below.

Taxation and Low Rental Housing
The average taxpayer has but a vague idea of what he receives in return

for his various tax contributions to the Government. Increased taxation is

used so frequently as an argument against public housing or subsidized

housing, that it seems pertinent to at least attempt a perspective.

The following, though not a complete list of public facilities and services

rendered by the Government (Federal, State and local), is probably suffi-

cient for the purpose. Among those who scan it, some will doubtless re-

member when many of the subjects listed were once definitely considered

matters of individual initiative and private enterprise. Only after long and

bitter legislative battling were they grudgingly conceded to be matters of

public welfare and concern.

PRESENT DAY FACILITIES AND
SERVICES PAID FOR BY TAXATION

Protective Agencies: Army, Navy, Coast Guard, State Troops and Mu-
nicipal Police, Courts and Correctional Institutions, Public Prosecu-

tors and Defenders, Truancy, Probation and Parole Officers, etc.

Transportation and Allied Facilities: Postal Service, Weather Bureau,

Coast and Geodetic Survey, Highways, Bridges, Waterways, Power

Plants, etc.

Educational Facilities: Schools, from Nurseries and Kindergartens to

Grammar, High Schools and Universities, Art Schools, Trade Schools,

Education for the Handicapped and the Specially Gifted.

Cultural Facilities: Museums, Libraries, Art Galleries and the begin-

nings of publicly supported Art, Music and Drama in various forms.

Recreational Facilities: Parks, Playgrounds, Athletic Stadiums,

Swimming Pools, Public Bathing Beaches, etc.

Sanitary Services: Street Cleaning and Lighting, Garbage and Sewage

Disposal, Inspection of Foods, Drugs, etc., Ownership or control of

Water Works, Regulation of Dairies and Milk Supply, Vaccination and

other Disease inoculations.

Health Service : Public Clinics and Laboratories of various kinds. Hos-

pitals, general and special, for the Insane, Feeble-minded, Crippled and



^- ESSENTIAL ELEMENTS IN HOUSING 127

Otherwise Handicapped, Free Milk for Babies, School lunches. Dental

care and Medical and Nursing Supervision of School Children; in

many communities, publicly supported Physicians, Public Health and

School Nurses, etc.

Welfare Provisions: Homes for the Aged and Indigent, Soldiers, Or-

phans, Blind, etc., pending (and partially accomplished) provision for

Mothers' Aid, Old Age Insurance, Unemployment Insurance, Public

Employment and Work Relief, etc.

In addition to the above, it might be pertinent to list the Government
subsidies in the form of complete tax exemptions to churches and church

property; educational and eleemosynary institutions; art collections and
duty-free art importations; etc. Also to recall subsidies and grants to

pioneer industries such as the railroads, shipping, agriculture, aviation

and silver mining and the somewhat camouflaged subsidies in the form of

protective tariffs. Though representing aid to special groups, the inter-

pretation has always been in terms of general welfare and public good.

But in spite of past struggles and present cost, who would now have the

temerity or short-sightedness to relegate any of the foregoing services to

private management and exploitation?

So will it be with slum eradication and low-rent housing. As soon as we
become sufficiently informed and aware of the evils of the present situation,

the financial liability and the contribution to disease, crime and character

deterioration, we shall make it a matter of public concern and place it on the

program with health, education, safety, sanitation and public welfare.
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CHAPTER SIX

COMMUNITY
Planning





CITY, REGIONAL,
STATE AND NATIONAL PLANNING

The last two decades have witnessed a veritable orgy of planning and re-

planning of cities and towns and an expansion of the fringe of the cities

which have spelled bankruptcy to both the public treasury and to private

investment. Indeed the cities have either through lack of planning or

through extravagant and unscientific planning come to a point where they

can no longer maintain themselves out of the usual sources of revenue.

At the same time vast investments in housing, business buildings and fac-

tory structures are carrying a burden of taxation beyond their capacity to

produce a reasonable financial return.

Thomas Adams defines town planning as the "art of shaping and guiding

the physical growth of towns and also of rural communities, in harmony
with social and economic needs." This is as good a definition as any, but

the real problem is to find an interpretation of what "social and economic

needs" means. It certainly does not mean land speculation, overexpansion

of boundaries for the purpose of providing investment outlets, it does not

mean the overbuilding of structures least needed and failure to construct

the needed ones. It does not mean that we should sacrifice every com-

munity financial resource to the providing of extensive automobile travel

lanes, while we neglect the requirements for schools, parks, play spaces and

the amenities which make the communities worth living in. Yet this is

exactly what has taken place. While this has been going on, zoning, which

is the only method of community self control which can be attained without

placing additional burdens upon the community has been made a farce by
contending and unenlightened real estate and investment interests, which

are now reaping a harvest of foreclosures and reductions in revenue for

which they are themselves to blame.

As the housing movement took on momentum it became clear that hous-

ing without planning is impossible of lasting attainment. Thus we find

that planning, city, State and national, is assuming larger aspects and
taking account of the errors of the past in order to create a new concept of

what planning means and how it should be applied to every type of city or

family of cities and their surrounding territory.

There are at the present time in the United States somewhere around a

thousand planning bodies. These are concerned with the providing of

decent living conditions, proper provisions for labor; and adequate labor
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supply; the facilitating of production, distribution and consumption of

goods; and the adequate providing of the means for making leisure an

asset rather than a liability. All these objectives are intimately related

to the economic values which the community can create and for which the

citizen is willing to pay.

The various planning commissions and boards are backed up by legisla-

tion, much of which has been put to the test of court procedure and found to

coincide with the high ideals and guarantees of personal liberty provided

by the Constitution of the United States and the constitutions of the

States. Indeed the courts have gone so far with their broad interpretation

of the propriety and usefulness of planning and zoning that no govern-

mental entity, whether village or State need hesitate to bring into play such

self direction in its development as will produce a community in which the

conservation of economic values will harmonize with the conservation of

human values, both individual and social.

Limitations of space prohibit a more detailed discussion of zoning. It

seems, however, that the legal aspect of the subject and the attitude of the

courts is extremely important. An analysis of over three hundred zoning

cases dealt with by State and Federal Courts including the United States

Supreme Court supports the following general principles as fundamental in

these decisions:*

1. It is within the power of any governmental community unit to prohibit

or regulate the use of land and improvements. This applies not

alone to nuisances but to every other use which it is expedient to

regulate or prohibit in the interest of the promotion and preserva-

tion of safety, health, morals, comfort, convenience and the

general welfare of the people.

2. Private interest of the individual must be subservient to the common
good.

3. The 14th amendment was not intended as an instrument whereby to

limit or circumscribe the police powers of the State.

4. That regulations under the police powers must affect all persons simi-

larly situated in a similar manner.

5. The fact that an investment has been made in a particular enterprise

does not justify its continuance if inconsistent with the common
good. Such use can be prohibited without compensation.

* "Zoning and the Home," by Carol Aronovici, Annals of the American Academy

of Political and Social Science, May, 1931.

"Zoning Gains through the Courts," by Carol Aronovici, Western City,

August, 1930. "City Planning and the Law," by Frank B. Williams, Macmillan,

1931.



«• C O M M U N I T Y P L A N N I N G 133

6. Constitutional guarantees do not vary, but their application must ex-

pand and contract to meet new and changing conditions.

7. The line which separates the legitimate assumption of police power

from the illegitimate assumptions of such power is not capable of

precise delineation or hmitation.

8. A nuisance may be merely the right thing in the wrong place.

9. The amenities of life, particularly in the residential districts, are im-

portant factors in securing the common good and their protection

is not alien to the broader interpretation of the police powers.

10. In at least two important cases the courts have held that even aesthetic

considerations are not alien to the exercise of the police power and

the court concludes in State vs. Harper* that: "The right of

property should not be sacrificed to ultra aesthetic taste. But

whether it should be permitted to plague the average or domi-

nant sensibilities may well be pondered."

11. The conditions inconsistent with the progress of a community, al-

though existing prior to the enactment of zoning ordinances, may be

removed when it is shown that they stand in the way of com-

munity progress. The exercise of the police power is continuous

and is not surrendered by any act in the past of the public authority.

The reading of such zoning ordinances as those of the larger cities, the

more progressive counties and the more recent State zoning laws will give

some idea of the scope of zoning as a regulatory measure.

County Planning

To meet the need for adjusting the development of incorporated or

densely settled areas to the open spaces within counties, many States have

provided enabling legislation which makes possible county planning along

broad lines. One of the earliest planning agencies with legal status was the

Los Angeles County Planning Commission. It was the first to introduce

zoning into unincorporated areas and was followed later by the Santa

Barbara County Planning Commission which has achieved considerable

success in the matter of controlling the development of this beautiful resi-

dential area of Cahfornia. At present there are many county planning

boards with machinery for planning work and reasonable adequate legal

backing.

These county planning authorities should prove useful in any effort to

decentralize population, by their powers to zone unincorporated areas which

* State fj. Harper (Dec, 1923), Wis. 148,196 N. W. 451; A. L. R. 269.
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have been without zoning control, while cities were making every effort to

exercise such control.

Architectural Control

One may characterize the development of our cities as slovenly, without

sense of the values of the natural beauty of the land nor the possibilities for

harmonizing the useful with the beautiful. It is not a far cry from the hard

practicalities of our business world to say that beauty can be attained by
giving utility a sense of fitness. The newness of this country and crude

effort to hasten growth without consideration for the essentials of harmoni-

ous function has brought about a condition in our cities which has delayed

for generations the possibility for making our cities desirable as places in

which to live. The exodus to suburbs and rural communities has been due

in large measure to our failure to realize that a beautiful city does not pre-

clude either efficiency or economy.

The cities of Europe and in many instances South American cities have

created surroundings which make them worth while as places in which to

live while they have taken advantage of every means at their command to

bring about harmony between what is beautiful and what is useful. The
present wasteful migrations of families from our metropolitan cities to sub-

urbs can only be arrested by recognizing the need for so designing and re-

designing our communities as to express our ability to create orderliness and

harmony.

Many real estate developments have already recognized the values of

civic design and have applied its principles to the development of new
communities and subdivisions. To the degree that these civic values have

been realized has property gained commercial stability and yielded high

returns on investments.

That municipalities may be able to control some sections of the city in its

civic development has long been admitted in this country. Those who are

interested in learning how far the point of view of the courts has evolved in

sanctioning such civic control can do no better than to read the Minnesota

Decision which opens a new vista of civic possibilities in our cities.*

Already much is being done by the large scale housing movement under

the guidance and leadership of the Federal Government. As much and

more could be accomplished by private enterprise. It must be remembered

that in the end private construction will always lead in the volume of hous-

* State vs. Houghton (Minn., 1920) reported in 176 N. W. 139.

"Architectural Control and Civic Design," by Carol Aronovici and Rollin L.

McNitt, 1928, pamphlet, 24 pp.
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ing investment and architectural control will help make these investments

more beautiful, more remunerative and more permanent.

REGIONAL AND METROPOLITAN PLANNING

There is considerable confusion in the Hterature on planning between
metropoHtan planning and regional planning. This confusion has arisen

out of the fact that many of the metropolitan cities have in the past as-

sumed that their spheres of influence, as industrial, trading and cultural cen-

ters are natural regions. This has led to the preparation of planning

schemes which assumed that the existence of the above named influences

were the result of natural geographic regional factors. In fact, most of the

so-called regional plans have been designed with a view to creating such

close relation between the metropolitan cities and the territories which

surround them as to reduce or destroy many of the values which the smaller

local communities might be capable of developing.

It is desirable to differentiate between Metropolitan Planning which

means the subordination of neighboring communities to a metropolitan

center, while regional planning means the integration of natural geographic

areas with a view to enhancing the advantages of all the communities in

relation to the existing natural resources of the region and the capacity of

each community to play its full part in contributing toward the develop-

ment of the region and its own well-being.

So far we have achieved very little in the field of regional planning. In

many instances counties. States and combinations of States have under-

taken surveys and plans along specific lines. Thus inter-state planning

commissions have developed which have not alone legal authority, but

broad financial powers. The concept of regional planning is gaining ground

in the United States and promises to revolutionize our whole social economy

and to reorient the administrative and political provincialisms of today into

channels of broad regional and national plans.

This guide book is hardly suitable for a discussion of the broader aspects

of metropolitan and regional planning. It is true, of course, that any
housing program which would take into account the nation as a whole

rather than the blighted spots of some particular community must in the

end consider the trends of population, the vast social and economic changes

which are taking place in individual communities, in order to provide the

answer to the question as to where to build housing before we answer the

question as to what and how much to build.

In this connection we cannot do better than to call the attention of the

reader to a monumental report issued by the Natural Resources Committee

of the Federal Government entitled "Regional Factors in National Plan-
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ning." The report, issued in December, 1935, is thorough, well organized

and readable.*

Planning and Housing
Community planning and housing are inseparable in any National pro-

gram.! The problem of population distribution, the need for conserving

the natural advantages and beauty of the land, the importance of relating

habitation to opportunities for employment and recreation, the importance

of making community life and neighborhood development lasting and har-

monious require community planning, before the planning of buildings

takes place. Quantity production in housing without qualities of environ-

ment which can be secured only by far-sighted, courageous and humanized

community planning will not bring about those improvements in the living

conditions of the people which we need and which we can realize.

* The Natural Resources Committee originally organized as the Natural Re-

sources Board has published a series of monographs of great value, all of

which bear on the question of planning—local, country, State, regional. The
following are of most significance: Report on National Planning and Public

Works in Relation to Natural Resources and Including Land Use and Water
Resources. December, 1934. State Planning, A Review of Activities and
Progress, June, 1935. Regional Factors in National Planning, December,

1935. All these are obtainable through the Government Printing Office, Wash-
ington, D. C.

t For committees, officials or individuals interested in any of the legal aspects

of zoning, city and regional planning with their allied problems, the Harvard
City Planning Series, published by the Harvard University Press, offers valu-

able and authoritative information. Volume VII deals with Model Laws for

Planning Cities, Counties and States. The four authorities collaborating in

this volume are Edward M. Bassett, Frank B. Williams, Alfred Bettman and
Robert Whitten.
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HOUSING MANAGEMENT

Importance of Management

Authorities are agreed that modern buildingS, no matter how attractive,

convenient and sanitary, do not entirely solve the housing problem. These

are but basic requirements. The superstructure is one of education

recreation and culture extending throughout the neighborhood. Both

children and adults have to be educated through group activities, and

taught to develop normal human relationships and respect for common
property.

All this comes under housing management and is the knottiest of all the

housing problems.

Careers for Women
Inspired by the early and successful experiences of Octavia Hill, house

property management has become a recognized career for women in Eng-

land. From a pamphlet by Beatric Rosahn entitled "Housing Manage-
ment—Its History and Relation to Present Day Housing Problems"* is

taken the following:

" the demand for women managers grew among private

landlords and the various housing associations which are common
in England. Finally in 1928 the Women's Section of Garden

Cities and Town Planning Association appointed a subcommittee

to enquire into the systems of management of house property, and

in their report stated 'that the management of working-class

property should be in the hands of persons who have had definite

training in estate management and in social science.'

"It is interesting to note that the British Ministry of Health

gives cognizance to the Octavia Hill system of management by
stating that while they would not wish to exclude trained men
from the important work of house property management, 'the

right kind of woman manager has a special aptitude for this class

of work. Moreover, it will be appreciated that visits to the

home are usually made when the husband is away at work.' "

* The National Municipal League, 309 East 34th St., New York City.
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Standards Set by Octavia Hill

Miss Hill has said, "You cannot deal with the people and their houses

separately. The principal on which the whole work rests is that the in-

habitants and their surroundings must be improved together."

Miss Hill herself, when in the active work of management, was interested

in all phases of family difficulty. Her counsel and advice covered marital

troubles, unemployment, health, recreation, thrift, nutrition, sanitation, etc.

The practicality of the •"friendly rent collector" has been thoroughly

demonstrated and is being utilized in an increasing number of projects.

It is interesting to know that the Octavia Hill Association of Philadelphia,

Pa., which employs only women rent collectors for the Association's 225

properties, manages 198 outside properties on a fee basis, a total of 421

properties under the successful management of women, in this organization

alone.

It would seem that this is destined to be an important feature in modern
housing developments where social results are as vital as financial success.

Weekly Rent Collections

It has been the experience at the Lavanburg Homes and in similar proj-

ects that weekly collection of rents wherever tenants are paid weekly

wages, is the logical procedure. This of course gives the collector frequent

and legitimate opportunity to come in contact with each family and become

familiar with their difficulties, thus affording endless opportunities for ser-

vice and education.

Differential Rents

The New York Times Magazine for November 24, 1935, published an

informative article by Albert Mayer, entitled "A Pattern for a City Hous-

ing Policy," illustrated by a municipal housing project in Leeds, England.

With a population of 485,000, Leeds has erected modern dwellings for

80,000 with a program which will double this number by 1939. In other

words, they will have provided low-rental housing for nearly 35% of their

population. In terms of New York City's population, this would represent

approximately 560,000 dwelling units for more than 2,000,000 persons.

Two factors in this experiment (which, it should be remembered, is only

one of many English projects) are of particular interest to the brewers of

housing projects in this country. First, private enterprise is reported as

not having been adversely affected or "scared away" by the Government's

activities.

The second and most significant feature is that of the differential rental
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scale. A so-called "economic" rent is determined for each dwelling unit.

Because of subsidy, this is naturally lower than in commercially built

dwellings. The amount a family pays, however, is determined by its in-

come. If this is adequate, the full "economic" rental is paid. If the family

is forced on relief or suffers other reverses, the rental is tempered accord-

ingly. The same family may at one time pay no rent, and at another the

full "economic" rent.

That this method is not resented by tenants who are consistently able to

pay the full rental is one of the interesting psychological aspects of the

problem. The tenants have apparently developed a confidence in the

equity of the system and evidently realize that every possible effort is made
to check any attempted "chiseling."

In the United States we know of only one project that has effectively

used this differential rental system. The Lavanburg Homes in New York

City were obliged to put it into effect during the depression or else dis-

possess many of their unemployed tenants. Mr. Goldfeld, the director,

used great ingenuity in both assisting distressed tenants to find jobs, and by

giving them any available service jobs in connection with the operation

and management. Happily, many were tided over their crises, but the

differential rate is still in operation and may have to be indefinitely con-

tinued. Mr. Goldfeld reports that the scaling of rents is a matter of com-

mon knowledge among his tenants, but that it has caused no undue diffi-

culties.

In the management problems of Government housing, differential rents

will undoubtedly have to have most careful consideration.

Potential Qualifications

A successful manager will have to be all things to all men—not to men-

tion their wives, children and the Government, itself.*

In addition to collection of rents, purchase of supplies, repairs, upkeep

of building and grounds (involving many questions of health and sanita-

tion), management of the operating personnel, office management, tenant

relationships, public relations, etc., a manager must have some knowledge

of and a very sympathetic interest in an unending variety of community
activities including child care, athletics, adult education, vocational guid-

* A. R. Clas, Director of Housing, says candidates for housing management
will have to combine the qualities of a Rhodes scholar, a parish Priest and a

business tycoon.
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ance, citizenship and civic interest, not to mention cultural interests such as

arts and crafts, music, drama, etc.

Training Course for Managers

In cooperation with Federal agencies, and under the immediate direction

of the National Association of Public Housing Officials, a training course

for managers was launched, December, 1935, in Washington, D. C. A
limited number of carefully selected candidates were trained in the matter

of meeting the problems of real estate and community management. Part

of the allotted four-month period was devoted to field work with brief

management apprenticeship periods in existing projects.
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EMPLOYMENT

Employment Opportunities

If it is true, as stated, that one-third of our population is living in dwell-

ings which should be completely destroyed or definitely renovated, and

that there is a potential need for some 10,000,000 new or greatly improved

living accommodations, it can readily be seen that a comprehensive housing

program will give a marked and wholesome impetus to employment.

The building trades will of course be most heavily drawn upon (with

stimulation of manufacturing industries producing supplies and equip-

ment) but there are other groups of workers for which Mr. Harry Hopkins

has issued a tentative call in various fields of activity, the most directly re-

lated to which are:

Planning: Employing engineers, statisticians, economists, architects,

industrial engineers and planners, home planners, interviewers, field

and office workers.

Building: Employing engineers, architects, decorators, landscape gar-

deners, skilled and common labor.

Public Welfare, Health and Recreation: Employing welfare and
health workers, playground and recreational directors, safety and
traffic engineers, office workers, etc. Educational workers for pre-

school work, adult education and community activities of various

kinds.

Desirable Effects on Labor

Authorities believe that a Government housing program would provide

one of the most useful forms of work relief ; that there is no interference or

competition with work which would otherwise be undertaken by private

capital;* that "owing to the large amount of labor involved, every dwelling

built saves a very substantial sum which must be otherwise spent in the

maintenance of the unemployed."

Although 800,000 houses in England were built by public credit and municipal

enterprise, Sir Raymond Unwin reports that private enterprise has just had its

biggest year.
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Such a program will revive one of the most heavily depressed sections of

the labor field, viz., the building trades. Clearance of slums and blighted

areas, together with an extensive building program will not only provide

jobs for a large number of unemployed, but will make a greater contribu-

tion to public welfare than any other form of relief work thus far projected.

Proposed Building Program by Private Capital

A large housing program has been submitted to the Administration by

the Committee for Economic Recovery, Inc., described as a voluntary, non-

partisan, non-political organization of representative business men with

Allie S. Freed, of Paramount Motors Corporation, acting as Chairman.

The plan calls for a nation-wide building program of 8,000,000 low and

moderate-cost homes to be built at the rate of 750,000 dwelling units per

year.

These are to range in price from $2,500 to $6,000, with an average cost of

$4,000. Under this plan, private capital would build all homes for income

groups of over $1,000 which they estimate as covering 85% of the proposed

program. "Public housing" would be expected to take care of the income

groups below $1,000. It is said that neighborhood and community de-

velopment will be considered factors in the plans.

The Committee believes such a program will absorb 4,000,000 of the

present 10,000,000 unemployed and will be a great stimulus to many trades

and industries.

Close cooperation between the various governmental agencies and private

capital are considered essential to the success of the plan.

The Outlook on Employment
Throughout the period of the depression when housing was made the

objective as a means of restoring employment a great variety of plans and

proposals made their way to the various Federal authorities and into the

press. The confusion which made most of these efforts and proposals

abortive was due to the fact that reemployment was constantly advanced as

a motive for the improvement of housing conditions. In view of the mag-

nitude and permanency of the housing problem and the vast interests and

investments involved it seems that this confusion between the two objec-

tives or rather the attempt to merge them has delayed achievement.

The use of work relief for the building of homes is beyond doubt impos-

sible in view of the objections which labor would raise. The building of

low-rental housing which would not compete with existing dwellings or

private building has yet to be demonstrated as a possibility since most of

the government efforts have been of the type requiring rentals above the

subsistence level income.
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One of the most difficult problems that must be met in the construction of

low-cost dwellings as a reemployment measure is the task of drawing the

line between work relief projects and those services which belong to or-

ganized skilled labor which has through long years developed wage stand-

ards, labor techniques and divisions of tasks in the building industry. The
introduction of relief labor with relief wage scales would defeat the very

purpose for which the building industry should be used as a recovery meas-

ure.

If the building industry is to be used as a key industry toward reemploy-

ment, it is obvious that the cost of production should not be cut by re-

ducing the scale of wages. It is possible, however, to reduce the per unit

cost of construction by large scale, long term programs which would give

the workers in the building industry steady employment throughout the

year. With large scale and long term production could be coupled unem-

ployment insurance, investment insurance, changes in the legal restriction

regarding methods of construction and the employment of such labor

saving devices as may be available and which can best be used in mass

production.

Government research has revealed many of the difficulties outlined

above and the next step would be some concerted action to translate these

obvious problems into a consistent national program.
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''^America'sfuture will be determined by the home and
the school.^^ —Jane Addams

HOUSING IN EDUCATION

The overburdened curriculum of our schools would seem to indicate that

the addition of housing as a subject of study would only tend to crowd the

pupils' time and perhaps make many of them conscious of their plight and

their inferior social state. However, there is a growing conviction that the

solution of the housing problem is one that would take more than a genera-

tion to solve and that the growing youth will have to play a much more im-

portant part in the developing of housing standards, policies and methods of

construction and community building than the present generation has

proven itself capable of facing. There is also every reason to believe that

housing is intimately related to nearly every aspect of civic expression,

government, finance, law and public administration and that therefore

housing can and should be used as a vehicle for the civic education of our

growing generation.*

Inseparable from the problem of housing is the planning of cities, since no

housing improvement can be complete without consideration of the rela-

tionship of the home to the rest of the community. We may define the

housing problem as the task of providing healthful accommodations ade-

quately provided with facilitiesfor privacy, comfort, the convenience of carrying

on the business of home life, easily accessible to centers of employment, shop-

ping, amusement and culture, all of these to be within the reach of those with

modest and low incomes.

If we place the definition of city planning in juxtaposition with the

definition of housing we realize the need for affording to our youth the op-

portunity to study both these subjects in their proper relationship if we are

to solve the housing problem in a constructive and lasting manner.

The following definition of city planning would seem to include all its

important phases: "City Planning deals with methods of Community
Building and Rebuilding with the object of providing the best conditions of

living, the most efficient and least costly methods of carrying on the labor of the

people and the most constructive facilities for the use of leisure time."\

* An Outline for a Housing Study Course—10 Sessions. Housing Section,

Welfare Council of N. Y., 1936.

t See Carol Aronovici, "City Planning as a High School Subject." Comtnumty
Builder, June, 1928.
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It is only through the study of both housing and community planning

that we shall be able to bring our youth to an understanding of "the good

life" and their part in attaining it.*

Public School Instruction

In Cincinnati, Ohio, for several years a course in good housing has been

taught to 8th grade school children under the direction of Mrs. Irene D.

Comwell. This was developed through the cooperation of the Civic and

Vocational League. The Better Housing League (Bleecker Marquette,

Executive Secretary) prepares and distributes educational matter and the

children are expected to be informed on such questions as:

What are the most common housing evils?

What is a building code, a housing code, a zoning system and a

city plan?

Which departments of the city Government do housing work and

what did they accomplish last year?

What is the name of the social agency that does housing work in

Cincinnati and Hamilton County?

What is its function and where does it secure its funds?

Why is good housing important?

What are the responsibilities of the landlord and the tenant?

How can boys and girls help in improving housing conditions?

The Welfare Council of New York through its Housing Section has also

prepared an outline for a housing course to be given in the New York City

high schools.

The most interesting experiment in the teaching of community planning

was carried out in Chicago in connection with the monumental Chicago

City Plan, In the teaching of this subject the teachers were fortunate in

the fact that a two-volume manual was made available. This manual is a

model of directness, clarity and simplicity and could be used with profit in

any grade school and indeed even in colleges, f

Exhibits

The New York Housing Exhibit is a joint project of the New York Wel-

fare Council, the Tenement House Department, Columbia University

Housing Orientation Study and the Lavanburg Foundation. It depicts

slum conditions very graphically and has proven itself an effective means of

* Carol Aronovici, "Urbanism, Its Coming of Age," Columbia University

Quarterly, Sept., 1932.

t Wacker's Manual of the Plan of Chicago, by Walter D. Moody, 1915.
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public education. This exhibit has been reconstructed on a smaller scale

so as to make it available for schools, churches, chambers of commerce, etc.,

and is available for use throughout the year. *

Another exhibit on housing in its relation to city planning has been pre-

pared by The Housing Study Guild. This exhibit is constructed on simple

lines and is particularly well suited for classroom use.f

Those interested in the methods of reclaiming blighted areas will find the

Astoria, Queens, study by Aronovici, Churchill, Lescaze, Mayer and

Wright of particular interest. It consists of eleven panels easily trans-

portable.

J

It is oiu- belief that every community should have its own housing ex-

hibit in the preparation of which youth should participate. There could be

no better way of making them community conscious and of giving them a

broad outlook on matters of construction, sanitation, government, taxation,

law and civic responsibility.

Home Show Advisory Bureau
At least a partial step in this direction has already been taken. The

National Real Estate Board has established a National Home Show Ad-

visory Board, which will cooperate with Federal and local housing agencies

in promoting public education along lines of modern home building and

financing.

It will be a clearing house of information and a coordinating agency.

In the organization of national housing exhibits and educationa pro-

grams, it will cooperate closely with the Federal Housing Administration

and with the recently established Manufacturers' Housing Display Council.

Housing Clinics and Advisory Service

The Federal Housing Administration is cooperating with local housing

organizations in an educational campaign termed "Modernization Mort-

gage Clinics," established under the direction of Stewart McDonald,
Federal Housing Administrator. In addition to exhibits showing the op-

portunities offered by the FHA, a free consultation service is supplied to

persons needing advice on building problems: construction, financing.

* Applications for this exhibit may be made to Alex. Down, N. Y. C. Housing
Authority.

t Exhibit can be obtained by writing to Sam Ratensky, Resettlement Ad-
ministration, Washington, D. C.

t To obtain Astoria, Queens Exhibit address Carol Aronovici, Columbia
University, New York City, N. Y.
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modernization, equipment or concerning land values, zoning, building

trends, etc.

Prospective home owners should profit greatly by such information, made
available for the first time in our housing history, and designed to save the

low-income groups costly errors, much exploitation and many foreclosure

tragedies.

AMONG THE UNIVERSITIES

American University Graduate School

The school of Public Afi"airs, American University Graduate School of

Washington, D. C, offers a seminar in Housing and Home Financing under

Professor Fisher. A wide range of subjects is covered: the activities

of private and governmental agencies; housing standards; slums and

blighted areas; population trends; community development; appraisal

techniques; financing methods; family budgets; etc.

Chicago University

Chicago University has lately given two summer courses in real estate

appraisal and has now made plans for a "City Planning Commission" com-

posed of advanced or special students in architecture, civil engineering,

economics, landscape architecture, law, political science, and sociology.

The "commission," under the direction of Professor White, is developing

plans for a model city of 100,000 population, during the course of which all

types of housing problems will be dealt with.

Columbia University

Columbia University is offering a course in Community Planning to engi-

neers and technicians interested in the building of new communities. The

course is given by Dr. Carol Aronovici, as is another on Housing which

covers social and economic problems, finance, living standards, slums and

bhghted districts. The School of Architecture at Columbia University

opened a new studio of Site Planning, beginning with the fall semester of

1935.

Harvard University

The Committee on Research in the Social Sciences at Harvard University

made a grant to the Department of Sociology under Professor James Ford

for continuation of the research on housing and slum clearance in New York

City. This study was begun in 1932 under the auspices of the Phelps

Stokes Fund. The report has been published by the Harvard University

Press.
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Massachusetts Institute of Technology

The Massachusetts Institute of Technology has been building a house as

a first-year project in their School of Architecture. This includes the se-

lection and purchase of a lot, the actual building of the house, landscaping,

etc., until the house is finally sold, when the proceeds are to be used to

finance a succeeding project.

National Association of Public Housing Officials Pioneer
Course in Housing Management
In response to what is admittedly one of the most important phases of

the housing situation and perhaps the greatest factor in a successful housing

program—an emergency training course for managers was introduced in

Washington, D. C, during the winter of 1935-36.

In addition to the operation, maintenance, legal and business aspects of

housing, the course covers the social and economic problems of low-income

groups, public relationships and the development of community activities.

As the housing program advances and the unusual opportunities for ser-

vice careers become increasingly recognized, it is not unlikely that special

courses will be introduced in college curricula paralleling the demand for

technically trained housing administrators.

New York University

The School of Architecture and Allied Arts of New York University is

offering Housing courses under the direction of Dr. Carol Aronovici, cover-

ing planning and designing; materials, mass production; job organization,

site planning, zoning, legal aspects of housing; community services, etc.

Purdue University

At Purdue University an equally interesting project has been launched

under the direction of Owen D. Young. Backed by leading industrialists, a

model housing community has been established on a 140-acre tract.

Houses have been constructed by various manufacturers of fabricated and

other types of building materials. Students and faculty live in these

houses and a laboratory has been installed for the testing of such building

materials, equipment, etc., as are encountered in modern living conditions.

Such a laboratory and practical working project will fulfill in part one of

the excellent points developed by the Housing Study Guild and presented

by Henry S. Churchill at the Senate housing hearing in June, 1935.* The
suggestion is as follows

:

* Hearings before the Committee on Education and Labor, United States Sen-

ate, on Bill S. 2392, June 4, 5, 6 and 7, 1935 (Wagner Housing Bill).
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"The technology of construction is rapidly changing. New
methods and materials are continually coming to the fore. A
long-term housing bill should provide for experimental research

in construction of actual buildings to be lived in under conditions

that will permit of scientific control."

It is through such projects and educational courses as the foregoing that

the public will gradually be enlightened as to the economic and social sig-

nificance of the housing problem.

Broader Possibilities

It is conceivable that universities and colleges as well as the various tech-

nical schools of this country will realize the social and economic import of

housing and community building and the relation between these two

branches of human endeavor. When the research and technical training

values of these subjects are realized we shall have a more coherent educa-

tional objective and a better focusing upon professional and social services

which housing and planning promise the younger generation.

It should not be assiuned that the foregoing is an exhaustive list. Many
institutions of learning are giving full or partial courses on housing either

from the point of view of its social implications or as a problem of city

planning and architectural design.
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ILLUSTRATIVE HOUSING PROJECTS
To understand the housing situation, one needs to know something of

what has been done to date, though this is not the place for historical data.

It has sometimes been assumed that the present efforts in the direction of

low-cost and low-rental housing are a new departure in housing reform.

We must recall that America has a long record of industrial housing be-

sides many housing enterprises which were of a broad social character.

There are several categories into which projects for low income groups

may be classified:

Industrial Housing* Philanthropic Enterprises

Limited Dividend Corporations Subsistence Homesteads

Cooperative Organizations Federal Housing Projects

Sunnyside and Radburn

The City Housing Corporation of New York built both Sunnyside, L. I.,

and Radburn, N. J. Both of them are so well known and have had so much
publicity that it seems superfluous to describe them in detail. Both are

large limited dividend projects with highly developed community activities,

a major difference being that at Sunnyside all activities are on a voluntary

basis while at Radburn it is part of the tenancy contract and is mutually

supported.

The tenants of Radburn are of a slightly higher income level, coming

more from the professional ranks, and it has been used by the American

Association for Adult Education as an experiment base under a generous

grant from the Carnegie Foundation.

A full and interesting description of the wide range of activities carried

on in this experiment is found in a volume called "Radburn—A Plan of

Living" published by the American Association for Adult Education.

Limited Dividend Corporations^

For persons who want brief but accurate information on the history of

housing projects from the Boston Cooperative built in 1871 to Chatham

* We have not dealt with industrial housing because there is practically no
effort in this field that applies to the present situation,

t See also pages 65 and 171 et seq.
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Village, 1934—built by the Buhl Foundation—a reprint from the Architec-

tural Forum for January, 1935, entitled "Limited Dividend Roll Call" of-

fers excellent material.

Pubhcations No. 4 and No. 5 prepared by the Housing Information

Bureau, Welfare Council of New York City, also contains good descriptive

material.

The New York State Housing Board under which have been built some

13 housing projects, issues reports which are said to contain the finest col-

lection of low -cost housing information obtainable.

LIMITED DIVIDEND PROJECTS UNDER NEW YORK STATE
HOUSING LAW

Name

Amalgamated Housing Cor-

poration

Amalgamated Dwellings, Inc.

Farband Housing Corpora-

tion

Brooklyn Garden Apart-

ments, Inc.

Brooklyn Garden Apart-

ments, Inc.

Academy Housing Corpora-

tion

Stanton Homes Corporation

Manhattan Housing Corpo-

ration

Stuyvesant Housing Corpo-

ration

Hillside Housing Corporation

Knickerbocker Village, Inc.

Boulevard Gardens Housing

Corp.

Williamsburg Housing De-

velopment

"First Houses"

No. Average

of No. Rental

Apart- of per Room Total

ments Rooms per Mo. Cost

629 2,441 9.74 $3,712,380

231 912 12.22 1,429,215

128 502 9.72 682,485

164 670 10.74 735.590

111 395 10.75 426,028

475 1,774 10.93 1.980,000

44 144 12.33 296,740

44 165 12.39 279,950

95 353 12.50 618,686

1,416 4,948 11.00 5,717,871

1,593 6,030 12.50 9,500,000

960 3,615 11.00 4,150,000

1,700 6,500

122 369 6.05 600.000
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COOPERATIVE ENTERPRISES
Probably the most outstanding of the cooperative undertakings are the

Amalgamated Clothing Workers' projects.

Amalgamated Housing Corporation

The project located at 80 Van Cortlandt Park (begun in 1927 and the

ninth unit completed in 1932) is delightfully situated with boundaries on

Van Cortlandt Park and the Jerome Park Reservoir, and less than 50%
coverage. Cooperatively owned and operated, it is financed as follows:

It is strictly a labor union enterprise with the stockholders (largely the

organized clothing workers) as tenants. Earnings are limited to 6%. One-

third of the cost was raised by sale of the stock, two-thirds by a first mort-

gage paying not over 5%. Tenants make a down payment of $500 per

room with the balance of the equity taken care of by notes maturing serially

over a period of five years.

Until the depression there has been a paid educational director assisted by
a volunteer committee. In the building are twelve club-rooms and two

auditoriums with a supervised playground. A library of 5,000 volumes is in

charge of a paid librarian. Adult activities include current events classes,

lectures, debates and child psychology groups.

The children (in addition to nursery schools and kindergartens) have the

advantages of music, dancing and art. A summer camp is maintained with

paid counsellors. A private swimming pool is maintained in addition to

other athletic facilities.

As the apartments were approximately half a mile from shopping centers,

cooperative enterprises were initiated from the start and now approximate a

business of $5,000 weekly. Among such activities are a grocery store, fruit

and vegetable market, dairy, laundry, electricity and ice, bus service, etc.

We take the following excerpts from a most interesting report of Mr. A.

Rabinowitz of the New York State Housing Board

:

"The price of groceries purchased by the tenants was somewhat
less than they would have had to pay in the neighboring grocery

stores, and after paying for the administration, they were left with

a profit of about $750 a month. Last year there was rebated to

the cooperators more than $7,500.

"A cooperative venture in the purchase of milk saved 4V2 cents

per quart. There are 1,000 quarts of milk consumed per day.

"The grocery store alone does $2,000 worth of business a week,

and as another indication of their financial genius—the capital

used in this business is $2,000. How many businesses do you
know that have such a turnover on so small a capital?"
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It continues with an equally interesting story of securing needed facili-

ties, etc., through cooperative effort. Any person interested in housing or

in successful cooperative activity should visit this unusual project.

Amalgamated Dwellings, Inc,

Amalgamated Dwellings, Inc., 504 Grand Street, New York City, was the

first of the housing projects to be attempted in the lower East Side. In

1930, it was awarded the Apartment House Medal of the New York Chap-

ter of the American Institute of Architects for its superior planning.

It is also a cooperative undertaking of fireproof construction with excel-

lent mechanical equipment. (Both of the Amalgamated projects are char-

acterized by a quality of planning, construction and equipment which com-

pares most favorably with other contemporaneous projects.) Among
their facilities are a large laundry, roof garden for children and community

auditorium.

Finnish Cooperative of Brooklyn

An interesting independent cooperative is the Finnish Cooperative of

Brooklyn, built prior to 1920. Accumulated weekly savings bought the

land and sufficient money was borrowed to start the project. There are

two buildings accommodating 32 families. Each family has a five-room

apartment with all modern conveniences including telephone, for which

each family pays $26 a month into a common fund. As the loan was amor-

tized, the rentals were reduced. Cooperative activities include grocery

store, bakery, meat store and restaurant.

NEGRO HOUSING PROJECTS

Paul Lawrence Dunbar Apartments—New York

Another interesting cooperative enterprise is the Paul Lawrence Dunbar
Apartments for Negroes built in 1928 by John D. Rockefeller in Harlem,

New York City.

This comprises 510 apartments with 2,400 rooms. Community activi-

ties including a bi-monthly forum, day nursery and kindergarten, gymna-
sium and playground under paid supervisors, boy and girl Scout Troops,

etc. An employment service is maintained on the sound theory that to

render aid in finding jobs is better than to repossess apartments and permit

vacancies plus expensive turnover.
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Michigan Boulevard Apartments—Chicago

The Michigan Boulevard Garden Apartments of Chicago (also for Ne-
groes) were built by the late Julius Rosenwald and are another heartening

example of what can be done with good housing.

These apartments house some 1,600 persons and the project represents

five years of activity and experience which are summarized in a very in-

teresting report issued recently by the president, Alfred K. Stern.

Originally, a woman social director was employed for full time to direct

activities and educate the tenants in matters of good tenantship. The
fruitfulness of her work is attested by the fact that though very busy on full

time in the beginning, she is now needed for part-time only.

This report not only gives a comprehensive idea of the planning; equip-

ment; maintenance and operating costs; number and duties of the personnel

;

and many details of management; but, most important of all, it lists many
of the defects of construction and planning by which it has been handi-

capped and put to unnecessary after expense.

Groups interested in construction problems can be steered clear of many
reefs through a study of this report. It is an excellent guide in what not to

do as well as what can be done successfully.

PHILANTHROPIC AND PRIVATE
ENTERPRISES

The Lavanburg Homes

One of the most interesting projects initiated through private philan-

thropy is undoubtedly the Lavanbiu-g Homes, built and sponsored by the

Fred L. Lavanburg Foundation of New York City as a demonstration and

experimental project. It was officially opened December 27, 1927, with an

average room rental of $9.53 per room per month.

From 1,200 applicants, 110 families were selected. Among the occupa-

tions represented were

:

Barbers Conductors Plumbers

City Laborers Painters Sales Clerks

Cloak Operators Peddlers Taxi Drivers

Waiters, etc.

Although these families had weekly incomes ranging from $25 to $40

(considerably decreased at the present time), they had been of necessity

living in slum conditions of the worst type.
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Causes for Rejection

Tenants were selected with requisite care and the causes of rejection are

both interesting and significant. Of the 930 initial rejections, the follow-

ing reasons are recorded:

High income 535

Low standard of living 90

No children 91

Grown children 137

Miscellaneous (already living in modern

building, seeking boarders, etc.) 71

Consideration of Stairs

One of the very human factors which stands out is that in assigning fami-

lies to apartments, the supervisor took due note of health conditions. Car-

diac cases, cases of pregnancy, high blood pressure, etc., were saved stair

climbing in so far as possible and had priority over mere preferences for

location.

Employment Aid

At the peak of the depression, inability to pay rent was not followed by

eviction but every effort was made to assist in finding jobs, and where pos-

sible tenants were allowed to pay off rental indebtedness by services con-

nected with house operation. Rent reductions were made wherever pos-

sible. For a discussion of differential rents see page 140.

Community Activities

Community activities are cultivated as interests arise. For the most

part they are self-initiated and self-directed by the tenants. Unlike many
other of the model housing projects, the surrounding neighborhood is drawn

into the activities whenever possible.

Significant Conclusions

Out of the past six years' experience, the management draws the follow-

ing conclusions, which they submit "with reasonable assurance":

1. In spite of the fact that most of the tenants came to the Lavanburg
Homes from abysmally poor and insanitary districts, the building

has not suffered from vandalism or carelessness. It indicates that

families with low incomes are ready as anyone else to accommodate
themselves to decent living conditions if they can once attain them.

2. The number of families making applications—1,200 before completion,

with a long and apparently permanent waiting list—^proves beyond
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argument that there exists a real and conscious demand in this

economic group for good housing.

3. Out of a total average population in the project of about 550, the average

number of children has been nearly 350. Yet both the interior

halls and the outside courts and walls present an appearance of

cleanliness and neatness that many a more pretentious region

might well envy. Children are not necessarily a detriment to

property.

4. Adults, with few exceptions, have behaved with as much social con-

science as any group of the same size on any economic level. De-

spite all the irritations incident to normal human living, the proj-

ect has gone on. Tenants will and do make such a project a genuine

center of community life.*

For those who want more complete details, the Foundation publishes

several bulletins. "Toward Fuller Living" by Abraham Goldfeld, who
was Supervisor of the Houses from the beginning, is published by the Na-
tional Public Housing Conference and should be read by those interested in

the social aspects of housing.

THE BUHL FOUNDATION

Chatham Village

Chatham Village, built by the Buhl Foundation of Pittsburgh, under the

able direction of Mr. Charles F. Lewis, is probably one of America's proud-

est examples of a planned community.

Preceded by an expert survey of building trends and needs in the vicinity

of Pittsburgh, Pa., and with a thorough preliminary study of costs, the pro-

cedure and experience of the Buhl Foundation should be of great value to

other contemplated housing projects.

Although financed through the funds of the Foundation, Chatham Village

was not projected as a philanthropy in any sense. It is planned to yield a

5% return on the investment and seeks to demonstrate a way for private

capital to launch into safeguarded real estate ventures on this conservative

basis.

These safeguards have been directed against deterioration of neighbor-

hood (the cause of so much disastrous dissipation of real estate values);

* Sir Raymond Unwin made some interesting comments on the results of good

housing—significant because based on the experience of re-housing some

800,000 families. Sir Unwin believes that good housing tends to make good

citizens and good lives; that from 80% to 95% have become decent tenants.

He declared emphatically that cities cannot afford (reiterating the afford) to

maintain slum conditions.
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against deterioration of buildings through use of carefully tested materials;

and safeguarded against undue vacancies through planned management,
careful selection of tenants, etc.

The preliminary survey demonstrated the impossibility of building on as

desirable a plan as they wished, homes which could be sold to the middle in-

come group (see page 45), although this was the first intention. Conse-

quently their homes rent from $54 to $79 per month for houses of five, six

and seven rooms. Convenience, beauty, durability and pleasant commu-
nity development characterize the project.

The Foundation has summarized as follows, certain results of their ex-

perience as guideposts to those concerned with housing:

Contributing Factors to Low Costs and Low Rentals

1. Large-scale operations.

2. Present low level of material and construction costs.

3. Elimination of costly financing charges by financing entirely from

the funds of the Foundation.

4. Intelligent planning and careful checking of all construction de-

tails before actual operations are started.

5. A reasonable and non-speculative return, no greater than through

investment in conservative securities.

6. Small allowance for vacancies, since it is anticipated that low rent-

als will assure yearly continuous occupancy of all houses.

7. Selection of specially tested materials in order to reduce upkeep

costs to a minimum.

MISCELLANEOUS PROJECTS

The Cleveland City Plan

In 1928 Abram Garfield, a leading architect of Cleveland, first called

authoritative attention to Cleveland's blighted districts. Later on, bankers

became interested from a purely business standpoint and their interest led

to one of the most thorough real estate studies ever undertaken. It was

found that 22 out of the city's 71 square miles comprised what is termed

"Blighted areas" in which were housed 75,000 families or 321,000 persons,

approximately one-third of the city's population.

The public education which accompanied this survey was sufficient to

rouse the city to action. City planning at once proceeded based on the

findings of the sm-vey, and in 1935 Cleveland was ready to start on six of

the projects totaling $30,000,000 with the avowed intention of ulti-

mately rehousing the 350,000 persons requiring it, at an estimated cost of

$285,000,000.
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These far-sighted plans included housing on a community basis with

provision for parks, playgrounds and other related activities. The first of

the projects was designed to take care of workers able to pay $8 and $8.50

per room per month.

Through magnificent publicity, the program was presented to the public

and received whole-hearted support from various organizations throughout

the city. At the end of the year, however, the newly organized Federal

Housing Administration announced that it would take over and carry out

the plans under the recent enabling legislation which provided for the

financing, construction and supervision of such projects.

Cleveland was among the first to project a number of housing schemes

of two and three stories. Up to July 1936, Cleveland had under way
three housing projects with an aggregate capacity of 1,853 families. These

are to be constructed at a cost of $10,720,000.

Subsistence Homesteads
A subsistence homestead is a small inexpensive house with necessary

outbuildings where an industrial worker may cultivate a sufficient plot of

ground to produce enough garden and farm produce to aid materially in

the support of the family.

The Division of Subsistence Homesteads* is interested in establishing

small communities of such homesteads ranging in size from 25 to possibly

300 families.

The homesteads are built and sold on very liberal terms to a selected

group of tenants for approximately $3,000 each on a 30-year purchase plan,

with interest at 3%. No down payment is required. Interest and amorti-

zation amount to approximately $4.22 per month or $50.59 per year for

every $1,000 of homestead principal. These liberal terms are designed to

meet the needs of families with annual incomes ranging from $500 to

$1 200
ILLUSTRATIVE PAYMENT TABLE

Buy a Home- Requires a Monthly Which Of an Approximate

id That Costs Payment of Is Annual Cash Income

$2,000 $ 8.43 20% $500

2,500 10.54 20% 640

3,000 12.65 20% 750

3,500 14.76 20% 885

In prosperous times, a worker can supplement his income by raising part

of his food supply; in times of unemployment, he can at least feed his

family without asking for relief.

* See page 88 et seq.
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In financing, if a homesteader works on the construction of a develop-

ment, his labor may be credited as a down payment on his homestead.

Types of Developments
The Division is primarily interested in the development of small garden

homes located close to industrial centers One is a rural type designed

to prove that rural living can be more self-sufficient and attractive, and the

other type is created to accommodate so-called "stranded groups," that is,

persons unemployed, probably permanently, through the shutting down
or moving away of industries upon which they once depended. Most of

the industrial homesteads are between one and five acres in size ; those for

the "stranded groups" range from five to fifteen acres. Rural homesteads

are somewhat larger.

Projects are judged by special economic problems of the area, fertility of

the soil, opportunities for employment, and existing needs for better

housing.

Selection is based upon adaptability, personal qualities, health, willing-

ness to work, and ability to repay the Government loan.

The Homestead Family Budget
The homestead family is expected to raise a large proportion of its food

supply, say from 25% to 75% in industrial and "stranded" group projects.

This will amount to roughly from 10% to 30% of cash income from indus-

trial employment. Families with cash incomes of about $1,000 per year,

and food and other homestead products valued at approximately $200

should have budgets something like the following:

Clothing 15%
Payment on homestead 24%
Food in addition to produce of homestead 15.5%
House operation 8%
Agricultural operation 7.5%
Medical care 7%
Furnishings and equipment 5%
Transportation, automobile, and miscellaneous 9%
Education, recreation, etc 9%

The homestead movement was intended to demonstrate the economic

and social value of a combination of part-time wage work and part-time

gardening and farming.

An interesting booklet entitled "Homestead and Hope" which very

effectively describes these projects can be obtained from the Division of
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Subsistence Homesteads (now Rural Resettlement Administration), Wash-
ington, D. C.

Tennessee Valley Authority*

This project is unique in that the legislation under which it was created,

provided not only for the physical development of the river basin, but for

the "social and economic well-being" of the residents thereof.

Here was an opportunity to develop a "planned community" and ex-

periment with low-cost housing and cooperative activities of various types.

How well it has been done is attested by many descriptive magazine

articles as well as by countless visitors to the town of Norris.

The building activities range from single family houses (from three to

six rooms in size) to apartment houses comprising one to four-room apart-

ments. Over a thousand single men are housed in camps, the buildings of

which are so planned and constructed as to be utilizable for community
purposes after the dam is finished.

A completely equipped mechanical shop building has been established as

a work-school for employees. Other activities are a poultry farm, dairy,

creamery and pasteurizing plant.

Oakland Housing, Inc.

A joint housing project undertaken by Senator James Couzens and the

Federal Government, will cover about 850 acres of land northwest of

Detroit. It is planned to house 150 families (automobile factory workers

for the most part) in a subsistence homestead project to which Senator

Couzens has donated $550,000 to supplement the Government's $300,000.

Each family will have about an acre of land for such subsistence cultiva-

tion as may be necessary or desired.

There will be a 300 acre tract with a 70 acre apple orchard for such co-

operative enterprise as may be undertaken.

The plans include a cannery, wayside market, gasoline station, com-

munity center, etc., though these accessories will only be developed if the

homesteaders themselves initiate the projects.

Senator Couzens has expressed himself as hoping that a method may
eventually be worked out for making such projects economically sound,

but does not believe the solution has yet been found

It is expected that the homesteads will sell or lease for approximately

$2,500 to workers with an annual income of from $1,000 to $1,500. No
definite plans have been announced as yet, but the project will undoubtedly

be an interesting demonstration.

* See also page 93.
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Camden Housing Project

While most housing projects to date have been built with the tenants

representing an unknown quantity, to be selected after the event—a differ-

ent situation exists in Camden, New Jersey, where the Camden Labor
Housing Committee has organized a labor group who want decent housing

and have presented their needs to the Government in the form of a care-

fully thought out program. The tenant group has been organized in ad-

vance and the project is to be carried out in the light of known require-

ments. This, the Public Works Administration regards as a most desirable

procedure, and the development of the Camden project should be a par-

ticularly fruitful experiment and demonstration for subsequent enterprises.

Schenectady Municipal Housing Authority

Persons interested in good housing and sane city development will be

repaid by a study of the Schenectady Plan. This is a combined project

carefully thought out by engineers and civic leaders, by which wasteful

slums are to be converted into civic assets. Blighted areas will be cleared,

good housing will be provided in more desirable sections, and strange as

such a concluding result may seem, a solution of traffic congestion is looked

for. The areas now occupied by slums (and which are unsuitable for any
type of residential project) are to be utilized as parking areas, so organized

and operated as to amortize the projects within a reasonable period.

Much-needed food markets and bus terminals are to be other utilizations

of the vacated areas.

A description of this new and enterprising adventure in city planning

can be found in the American City Magazine for March 1935.

PWA LIMITED DIVIDEND PROJECTS

Name

Altavista Housing Corp. (Va.)

Hillside Housing Corp., Bronx,

N. Y.

Euclid (Ohio) Housing Corp.

Carl Mackley Houses, Phila.

Boulevard Gardens, N. Y.

Boyland Housing Corp., Raleigh,

N. C.

Neighborhood Gardens, St. Louis,

Mo.

No. of

No. of Units Rooms Total Cost Pres. Status

50 single $84,000 Occupied

1,416 4,948 5,060,000
'.

43 single and 500,000 34 completed and
double rooms occupied

284 aparts. 1,039,000 Occupied

960 3,615 3,450,000
"

54 180 198,000
"

252 641 640.000
"
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BOULEVARD GARDENS—New York City

Boulevard Gardens, one of the large PWA limited dividend housing

projects was formally opened in the late fall of 1935 and its 958 apartments

were 100% rented in November with a reported waiting list of 2,000 eligible

families. Four-fifths of the dwelling units were rented from blue-prints

almost before construction was under way.

Rentals range from $28 to $63.75 per month, an average of $11 per room.

These rentals represent on an average, 25% of the family income.

Among the 1,313 first applicants, 142 occupations and trades were repre-

sented: 200 clerks, 116 salesmen, 57 managers, 55 mechanics, 43 engineers,

39 accountants, 34 policemen and 31 chauffeurs.

Tenants were hand-picked and those able to pay higher rents were ex-

cluded from the lists as were those whose incomes were obviously inade-

quate.

The recreational facilities and community activities have been carefully

considered and a well-equipped play-ground, recreation rooms and work

shops have been included in the plans.

Successful club groups at all age levels are under way. Older people are

showing an interest in tournaments, forums, current events and classes in

cooking, sewing, knitting, child-care, home economics, etc.

Volunteer teachers have enlisted for languages, music and folk-dancing,

and coaches and others have volunteered for tennis, baseball, basket ball,

wrestling, boxing, etc.

The development of Hillside (also 100% rented) has followed along much
the same lines, and Williamsburg, a much larger project providing for

2,500 families, will be similarly developed.

CARL MACKLEV UOVSES—Philadelphia

Through close and cordial cooperation between labor and the govern-

ment, a workers' housing project has been completed in Philadelphia which

gives promise of more and possibly better housing projects yet to come.

The American Federation of Hosiery Workers deserve unlimited praise for

the achievement of this planned community under management known as

the Juniata Park Housing Corporation.

The four units of this development accommodating 284 families are so

oriented as to have a maximum of air and sunshine. Kitchens are equipped

with tested electrical devices. On the roof of each unit is a well-equipped

general laundry. There is an auditorium as well as other provisions for

recreation, including a swimming pool. Cooperative buying has been pro-

vided for.
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Rents range from $33 to $47 for a four room apartment and from $39 to

$55 for five rooms. This includes heat, light and current for electric ranges

and refrigerators. That this rental is still too high for workers who are

obliged to manage on a minimum wage of $12 to $13 per week is evident,

however, and Miss Catherine Bauer, one of the housing experts who was

very active in the development, believes that it can and should be reduced.

The $10.50 per room per month is divided as follows:

Interest 35%
Amortization 10%
Taxes 15%
Operation 40%

100%

Miss Bauer logically contends that the government interest rate of 4%
should be lowered. She argues that insecurity of tenancy is doubled for

every 50^ increase over $8.50 in monthly rent per room. Apparently few

have given so much analytical and constructive thought to the housing

question as has Miss Bauer, so when she asserts that $9.50 would ade-

quately cover both loan and running expenses, it is an authoritative voice

which speaks.

The Carl Mackley Houses are particularly significant in that it was the

Union which made the initial survey, selected the site and enlisted the

services of experts to draw up plans and specifications based upon the best

experience available to date. The Union negotiated the loan and stimu-

lated the enthusiasm which characterized the project from inception to the

date of opening. Undoubtedly, these homes represent a Union triumph.

ISew York Housing Authority

The originally termed "Astor" project, now called "First Houses," repre-

sents the initial housing project on the program of the New York Housing

Authority of which Langdon W. Post is Director. These homes were

opened early in December, 1935.

The project accommodates 120 families who have actually come from

slum districts. According to Mr. Post, 81 of these families had been living

in tenements having inadequate plumbing; 91 had no bathrooms; and 20

had one or more windowless rooms.

Many will enjoy for the first time central heating and a hot water supply,

automatic refrigeration, a commimity laundry electrically equipped, air,

simshine and flower gardens.

Rentals average about $6.00 a room which, in many instances, is no more

than they have paid for slum accommodations.
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"First Houses" is a project important from several angles. It represents

the first opportunity the New York Housing Authority has had of translat-

ing housing theories into housing facts. It has carried through a successful

test of condemnation proceedings in the interest of slum clearance, and the

empowering of a Housing Authority to issue bonds which are acceptable to

business interests.

The New York Housing Authority is also directing a Harlem project

which is to accommodate 569 families, and the PWA Williamsburg project,

designed for 2,500 families.

Changed Conceptions of Housing
By the foregoing illustrative projects are demonstrated a few of the

methods by which the United States is striving to free herself from the

menace of slums. Not only will an intelligent housing program lighten

some of the heavy financial burdens imposed by disease, crime, etc., but it

will give the children of the United States a chance to become the healthy,

normal, loyal citizens of which the country will have great need in the

troubled transition years which lie before us.

We see that housing is no longer a matter of individual homes. It has

at last become a question of a planned neighborhood. Municipalities

hitherto responsible for streets, sewers, water supply, fire protection, police

protection and the education of children, have now added parks, play-

grounds, recreation and adult education. We have noted the variously

important parts these play in our comparatively few housing projects.

"Social values are among the imponderables. Improving the

social order is not like erecting a public building whose progress

can be marked by the eye from day to day. We cannot measure

inch by inch or yard by yard any social advance. We aspire for it,

we work for it, we despair of it and then all at once we realize that

distinct progress has been made and that we are on the road to

still further social achievements."

—

Hon. Harold L. Ickes, Secretary of the Interior



SUMMARY
It is impossible in a book which is not intended as a scientific treatise but

only as a guide in the study of the housing problem to draw any conclusions

either as to theory or method of improving housing conditions. All that

may reasonably be expected is a synoptic statement of the various steps

involved in the development of a housing program. These steps reach

deeply into the structure of society and involve not alone an honest desire

to create low cost and low rental housing, but a willingness to face the social

and economic facts which underlie the existence and development of the

problem so as to make possible adjustments which will remove the obstacles

in the way of providing decent dwelling places.

It should not be assumed that because the production of housing de-

pends largely upon economic resources there are not other factors

which contribute to the improvement of living conditions. These factors

belong rather to the realm of educational, cultural and technical advance

without which low interest rates, low land costs, low taxes and the con-

sequent low rents would still leave us living in potential, if not actual, slums.

In these days of economic emphasis we are prone to overlook the funda-

mental fact that the techniques, the arts and social ideals are the driving

forces which alone can give lasting values to the movement for good hous-

ing. The expenditure of money without creative ability and faithfulness

to our cultural aspirations will not solve the housing problem.

The building up of a housing program involves, as we have said, a series

of complex steps which we have already outlined and which we shall en-

deavor to summarize below:

1. The Survey. The Survey in housing as in any other social field is

a measurement of existing conditions in the light of recognized standards

and the possibility of their attainment. While the technique of the Survey

is assumed to have been reasonably well developed, its scope and objectives

are varied. The measuring of the extent and character of bad housing

was quite enough, for example, in the study of New York's slum areas in

1900. Today we find a variety of schools of housing surveyors from the

small neighborhood group who count the number of "school sinks" to the

complex investigations of nation-wide housing shortages, in all its implica-

tions. Thus we extend the radius of factual relationships from condition

to cause and from cause to our ability to remove it in terms of economic,

social and technical resources.

2. Real Property Inventory. We have described in some detail the

Real Property Inventory. This inventory was the first official record of

the number, kind and condition of buildings. It is possible that this pioneer

effort be made the initial step in more extensive and more specific studies
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of buildings which would give us the key to the reorganization of the vast

activities of the building industry which needs to know what to build, for

whom to build, how to build and where to build.

3. Community Planning. Community planning is no longer left to

the incidents and accidents of private interests, public indifference or the

technician's ignorance of its implications. Villages, towns, cities, counties,

regions, states and the nation are taking planning seriously. Zoning, high-

way plans, provisions for recreation, transit, civic centers, etc., are still

factors in community development. The outlook for the future, however,

is broadening and taking on new and important aspects bearing not alone

on the physical structure of the community, but upon social and economic

planning which are synthesized through commimity planning. This synthe-

sis has always been part of our social outlook. The pattern of housing must

be fitted into the mosaic of an organic and advancing national life, however.

4. Legislation. The legislation affecting housing reaches far beyond

the restrictive enactments intended to regulate the construction, recon-

struction and maintenance of buildings. Housing legislation involves such

matters as the right of the various government units to acquire land by

purchase or condemnation; to own and manage buildings, to grant sub-

sidies to control the use of land, limit building heights, to insure mortgages

and grant tax exemptions, to clear slums and condemn buildings, to fix

rents and limit incomes from housing investments and other similar

methods of control too numerous and too intricate to be discussed here.

The main point we desire to make is that the mere control of the method of

construction is not sufficient to produce good housing and indeed may re-

tard improvements unless accompanied by other legislation ot a con-

structive and promotive nature.

5. Education. A widespread educational movement in the interest of

better housing is slowly coming into focus. Elementary and secondary

schools, colleges and universities are devoting time out of crowded schedules

to housing education, which unfortunately often verges on propaganda.

Even the schools of architecture are recognizing, what should have been

obvious long ago, that housing in its broadest aspect represents a field of

building technique involving social and economic problems which the archi-

tect must know, understand and be able to apply to the planning of houses,

groups of homes or large housing projects. Housing is not alone a matter of

cleaning away slums, the abolition oi dark rooms, the affording of adequate

sanitary protection and the increase of facilities for privacy. It is all this

and much more. It is a movement in the interest of developing standards

of home building which would represent a true synthesis of all our technical

and financial resources in their relation to the aspiration of our people as

individuals, members of families, neighbors and as members of society.
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Jr'EDERAL HOUSING PROJECTS—JUNE 24. 1936

Location Name Living Units Acreage Cost

Atlanta, Georgia Techwood Homes 604 25 $3,101,500

Atlanta, Georgia University 675 19 2,500,000

Atlantic City, N. J. Stanley S. Holmes 277 8 1,700,000

Birmingham, Alabama Smithfield Court 664 28 2,500,000

Boston, Massachusetts Old Harbor Village 1,016 33 6,000,000

Buffalo, New York Kenfield 658 65 4,500,000

Cambridge, Mass. New Towne Courts 294 9 2,500,000

Camden, New Jersey Westfield Acres 598 25 3,000,000

Charleston, S. C. Meeting St. Manor 272 16 1,150,000

Chicago, Illinois Jane Addams Houses 981 24 6,950,000

Chicago, Illinois Julia C. Lathrop 975 35 6,000,000

Chicago, Illinois Trumbull Park 462 21 3,250,000

Cincinnati, Ohio Laurel Homes 1,279 24 6,500,000

Cleveland, Ohio Cedar-Central Apts. 650 18 3,279,000

Cleveland, Ohio Outhwaite Homes 579 21 3,650,000

Columbia, S. C. Columbia Terrace 142 4 500,000

Dallas, Texas Cedar Springs 181 22 900,000

Detroit, Michigan Brewster 791 28 5,500,000

Detroit, Michigan Parkside 779 31 4,500,000

Enid, Oklahoma Cherokee Terrace 90 5 435,100

Evansville, Indiana Lincoln Gardens 195 11 1,000,000

Indianapolis, Indiana Lockefield Garden 748 22 3,025,000

Jacksonville, Florida Durkeeville 239 20 1,000,000

Lexington, Kentucky Blue Grass Park 286 68 1,500,000

Louisville, Kentucky LaSalle Place 210 14 1,200,000
Louisville, Kentucky College Court 125 5 700,000
Memphis, Tennessee Dixie Homes 743 42 3,200,000
Memphis, Tennessee Lauderdale Courts 469 26 3,000,000

Miami, Florida Liberty Square 243 62 1,000,000

Milwaukee, Wisconsin Parklawn 518 42 2,800,000

Minneapolis, Minn. Sumner Field Homes 613 32 3,500,000
Montgomery, Alabama Riverside Heights 100 14 403,000
Montgomery, Alabama Wm. B. Patterson 156 7 472,000
Nashville, Tennessee Cheatham Place 306 22 1,700,000

Nashville, Tennessee Andrew Jackson Cts. 383 20 1,500,000

New York, New York Ten Eyck Houses 1,614 26 12,153,000

New York, New York Harlem River Houses 574 9 4,700,000

Oklahoma City, Okla. Will Rogers Courts 341 37 2,000,000
Omaha, Nebraska North Side 326 20 2,000,000
Philadelphia, Penna. Hill Creek 325 24 1,800,000

Puerto Rico Caguas 75 10 275,000
Puerto Rico San Juan 131 13 500,000
Schenectady, New York Schonowee Village 286 9 1,500,000

Stamford, Connecticut Fairfield Court 154 5 980,000
Toledo, Ohio Belmont Division 373 16 2,000,000

Virgin Islands Christiamsted 30 5 41,800
Virgin Islands Frederiksted 40 17 56,900
Virgin Islands St. Thomas 76 14 98,500
Washington, D. C. Langston 317 14 1,600,000

Wayne, Pennsylvania Highland Homes
(Continued on next

50

page)

2 300,000
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LIMITED DIVIDEND PROJECTS—JUNE 24, 1936

Location

Altavista, Virginia

Bronx, New York
Euclid, Ohio

Philadelphia, Penna.

Queens, New York
Raleigh, North Carolina

St. Louis, Missouri

Name Living Units Cost

Altavista Housing 50 $ 84,000

Hillside Housing 1,416 5,060,000

Euclid Housing 51 500,000
Carl Mackley 284 1,039,000

Boulevard Gardens 957 3,450,000

Boylan Housing 54 198,600

Neighborhood Gardens 252 640,000

LIST OF STATES ENACTING LEGISLATION ENABLING
FINANCIAL INSTITUTIONS TO PARTICIPATE IN THE MUTUAL
MORTGAGE INSURANCE SYSTEM AND RELATED FEATURES

OF THE NATIONAL HOUSING ACT
State Enabling Acts Date Approved

Alabama S. B. 4 Jan. 31. 1935

Arizona H. B. 27, 30 Feb. 27, 1935

Arkansas Acts 47, 48, 50, 51 Jan. 18, 1935

Act 75 Feb. 26, 1935

S. B. 211 Jan. 30, 1935

California S. B. 172 Mar. 7, 1935

Colorado Ch. 134 May 9, 1935

Connecticut Ch. 144 May 16, 1935

Ch. 137 May 8, 1935

S. S. for S. B. 2 Apr. 18, 1935

Delaware H. B. 247 Apr. 26, 1935

Florida S. B. 7 Jan. 23. 1935

Idaho H. B. 309 Mar. 19, 1935

H. B. 667 July 13, 1935

Illinois H. B. 665, 662, 668, 670, 666, 664, and 669 June 29, 1935

H. B. 3 Jan. 28, 1935

Indiana H. B. 289 Mar. 8, 1935

S. F. 118 Apr. 17, 1935

Iowa H. F. 438 May 4, 1935

S. B. 154 Feb. 16, 1935

Kansas S. B. 155 Mar. 2. 1935

S. B. 156 Feb. 16, 1935

H. B. 18 Dec. 22, 1934

Louisiana L. D. 14, 422 Feb. 7, 1935

Maine S. B. 165, 404 May 17, 1935

Maryland House 1918 Apr. 15, 1935

Massachusetts H. B. 90 Feb. 20, 1935

Michigan S. F. 687 Mar. 15, 1935

Minnesota S. F. 1477 Apr. 29, 1935

H. B. 81 June 5. 1935

Missouri Ch. 8 Feb. 9, 1935

Montana Chs. 37, 38 Feb. 19, 1935

Nebraska H. R. 193 Apr. 1, 1935

Nevada S. B. 81, 93. 86 Mar. 18. 1935
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New Hampshire S. B. 30

New Jersey S. B. 58

New Mexico H. B. 13

New York Int. No. 780, 1908, 1797

Int. No. 289

North Carolina S. B. 140

North Dakota S. B. 128

Ohio S. B. 113

Oklahoma H. B. 12

Oregon H. B. 414

Pennsylvania H. F. 1608

H. F. 473 and 2318

H. F. 2537

Rhode Island S. 15

South Carolina S. 144

vS. 137

South Dakota H. B. 23

Tennessee H. B. 580, 582, 581

H. B. 578

Texas S. B. 91-99, inclusive

Utah H. B. 170

Vermont vS. 54

Washington H. B. 68, 69, 86, 87

West Virginia H. B. 280

Wisconsin S. 243

Wyoming S. F. 9

Mar. 26,

Feb. 5,

Feb. 2,

Apr. 23,

Apr. 17,

Mar. 8,

Mar. 2,

Dec. 7,

Jan. 25,

Mar. 4,

June 10,

July 2,

July 12,

Jan. 18,

Mar. 8,

Apr. 6,

Feb. 7,

Apr. 20,

Apr. 12,

Jan. 31,

Mar. 2,

Mar. 28,

Feb. 18,

Mar. 4,

Apr. 27,

Feb. 19.

1935

1935

1935

1935

1935

1935

1935

1934

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

1935

In Kentucky, Mississippi and Virginia enabling acts are now up for consideration by
the legislatures now in session.

In Georgia, house bill 298 was passed by both branches of the legislature, but was ve-

toed by the Governor.

GLOSSARY OF TERMS
Adopted by the PWA Housing Division

Administrative operating expense. Salaries and rental commissions,

office expense, professional service, legal service and expense, miscella-

neous operating expense, and miscellaneous administrative expense.

Annual charges. The sum of the following: capital (fixed) charges,

administrative operating expense, general operations expense, mainte-

nance expense, taxes and insurance.

Average gross floor area per room. The gross floor area divided by
the number of rooms. (See Room.)

Average gross rentable area per dwelling unit. Gross rentable

area divided by the number of dwelling units.

Average gross rentable area per room. Gross rentable area divided

by the number of rooms.

Average usable floor area per room. Usable floor area, divided by
the number of rooms. {See Room.)
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Blighted area. An area that has become a social and an economic

HabiHty to the community. A general term that is broader than the

term slum and does not necessarily limit its scope to dwelling areas.

Building cost. The total cost of excavation, materials of construction,

labor, equipment, architect's fee and builder's overhead and profit. In

connection with housing projects, includes : utilities, landscaping, roads,

curbs and sidewalks within gross site area.

Building coverage. The ratio of the ground area of a building to the

net site area, expressed as a percentage.

Building coverage of gross site area. The ratio of the ground area of

a building to the gross site area, expressed as a percentage.

Building unit. A structural division of any building, the access to the

living portions of which is independent of any other part of the building.

May be built alone as a separate building.

Capital charges. (Fixed charges.) The sum of the following: interest

on mortages and equity, amortization, depreciation and dividends.

Capital cost. The sum of all costs in the production of a project, up to

the time of completion and ready for occupancy. This is to be listed

under the following heads: land, buildings, professional fees, carrying

charges during construction, operating capital and financing charges

and contingencies.

Capital expenditures. Non-recurrent major replacements, repairs and

improvements, or other major expenses.

Carrying costs during construction. The sum of the following : munici-

pal service charge, insurance and interest on mortgages and equity.

Cubage. The cubic content (cube or cubage) of a building is the actual

cubic volume enclosed within the outer surfaces of the outside or en-

closing walls and contained between the outer surfaces of the room and

6 " below the finished surfaces of the lowest floors and under the finished

roof surface. Porches and balconies are figured at one-half of their

cubic content.

Dwelling unit. Any room, or group of rooms, designed as the living

quarters of one family or household, and equipped with cooking and

toilet facilities, and having an independent entrance to a public hall, or

one directly to the outside. Sometimes referred to as suite or apartment.

General operations expen.'^e. The sum of the following: janitorial

service, upkeep of grounds, boiler room and power expense, fuel, electric

energy, gas, water, jobbing to tenants and community facilities expense.
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Gross floor area. Total area of an entire floor of any building or build-

ing unit measured from the outside of the exterior walls.

Gross rentable area. Gross floor area less all public spaces (i. e., public

halls and stairs and all closets, incinerators, etc., opening therefrom), in-

cluding the walls enclosing them.

Gross room area. The total area for dwelling unit divided by the num-

ber of rooms.

Gross site area. Total property included within boundaries of project,

including all interior streets. Deductions from this area, during de-

velopment, for parks or other non-housing uses, may be made from gross

site area only in so far as these areas are economically independent, in

their final use, of the housing project under consideration.

Ground area of buildings. The area enclosed (at grade level) by walls

of buildings.

Housing project. Any enterprise which provides shelter and services for

one or more groups of families. Present usage limits the term to large-

scale projects providing accommodations at relatively low cost.

Land cost. The sum of the following: purchase price, transfer costs and

developments, such as demolition and site clearance.

Maintenance expense. The sum of the following: costs of building

repairs to mechanical and electrical systems, and repairs to household

appliances.

Net room area. The usable room area deducting closets, wall thick-

nesses, baths, halls, stairways, etc.

Net site area. Area as required within property lines and excluding all

interior streets.

Occupancy. The number of persons per dwelling unit, figured on the

basis of 2 for each bedroom and 1 for each living room.

Operating costs. The sum of the following: cost of supplies, utilities,

and wages of employees paid out in providing services rendered to ten-

ants, costs of management and renting, legal fees and compensation in-

surance.

Plan efficiency. Percentage of rentable area on any floor. Used as a

comparative measure in minimizing non-usable area on the living floors

of any building.
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Population density of net site area. The ratio of the number of per-

sons housed to the net site area.

Population density of gross site area. The ratio of the number of

persons housed to the gross site area.

Rent per room. The amount of rent per dwelHng unit per month divided

by the number of rooms in the dweUing unit. (See Room.)

Room. A room is a unit which is classified as to use under one of the fol-

lowing heads : (a) living room, with or without adjoining strip kitchen, {b)

dining room, (c) bedroom, {d) kitchen, wherever separately enclosed, {e)

kitchenette-dining alcove, in combination only. The following shall not

be included in the room count: {a) strip kitchens, {h) bathrooms and

lavatories, (c) halls, foyers and dressing rooms, {d) enclosed porches, (e)

basement rooms, including rooms intended for occupancy by employees

of the building, (/) stores, {g) ofhces, {h) garage space.

Services. All items included in annual charges.

Slum. A residential area where the houses and conditions of life are of a

squalid and wretched character and which hence has become a social

liability to the community.

Street. The area between property lines to be used for vehicular and

pedestrian traffic. Generally public property.

Strip kitchens. Kitchen equipment arranged in a recess or alcove

usually adjoining a living room, from which it may be separated by

doors when not in use.

Usable floor area. Gross rentable area less partitions, flues, stacks,

incinerators, corridors, halls and foyers within individual dwelling units,

or stated another way, the sum of the floor areas of all rooms, bays, al-

coves, bathrooms and closets.

Vacancy. An unoccupied dwelling unit. Loss through non-payment of

rent is not chargeable to vacancy. The percentage of vacancy is the

ratio of untenanted dwelling units to the total potential number of units

in a fully occupied project.
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and Housing."

'Housing Survey Conducted by Division

of Economic Research and Planning."

'Analysis of a Slum Area in Cleveland."

The Catholic University of America,

1934.

'Housing Conditions in New Britain,

Conn." 1912.

'The Newport Social Surveys." 1912.

'Yearly Report." 1926.

'Regional Survey of New York and Its

Environs." Vol. VI.

'Yearly Report." 1928-1934.

'Housing in Philadelphia." Yearly re-

ports by Bernard J. Newman.
'Reports."

'Report Concerning Federal and Private

Activities in the Field of Real Estate

and Housing."

'Housing Conditions in Springfield, Mass."

1912.

'Real Property Inventory" (63 Cities).

Directed by Willard L. Thorpe, 1934-35.

'Housing Study." By J. S. Taylor.

'Building Codes."

'Housing Conditions in America as Re-

vealed by the Real Property Inventory."

Dec. 28, 1934, 32 pp.
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U. S. Department of Labor,

Bureau of Industrial Hous-

ing and Transportation

U. S. Department of Labor:

Bureau of Labor Statistics,

Washington, 1915

U. S. Bureau of Labor, Labor

Bulletin #54, Sept. 1904

U. S. National Resources

Board, Wash., D. C, Dec.

1935

U. S. National Resources

Board, Washington, Govt.

Printing Oflfice

U. S. Public Health Service

U. S. Senate

Wickersham Report—Na-
tional Commission on Law
Observance and Enforce-

ment
Wilder Foundation

Report of the U. S. Housing Corporation.

Vol. 2. "Houses, Site Planning, UtiH-

ties."

"Government Aid to Home Owning and

Housing of Working People in Foreign

Countries."

"Housing of the Working People in the

U. S. by Employers." By C. W. W.
Hanger.

"Regional Factors in National Planning

and Development."

"State Planning." 1935, 310 pp.

Public Health Reports.

"Slums and Low-Rent Public Housing."

Senate Hearing on Wagner Bill S-2392.

"Cause and Cure of Crime." 1931.

"Housing Conditions in St. Paul, Minn.

1918, by Dr. C. Aronovici.
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Alfred, Helen L.

N. Y. League for Industrial

Democracy

California County Planning

Commissioners' Associa-

tion

Chicago Municipal Reference

Library, 1005 City Hall

Detroit Bureau of Govern-

mental Research, Inc.

936 National Bank Build-

ing, Detroit

Fisher, Ernest M.
Quarterly Journal of Eco-

nomics

Garbett, Cyril

London Society for Pro-

moting Christian Knowl-

edge

Housing Division, PWA
Branch of Research and

Information

Housing Study Guild

8 West 40th St., N. Y. C.

Housing Officials' Year Book

for 1935

Massey, Arthur. Quarterly

Review, April 1934

McNamara, Katherine, and

Wehrly, Max S.

Municipal Housing.

phy.

Contains bibliogra-

Manual of County Planning (1934).

tains bibliography.

Con-

List of References to Housing Material

Received in the Library in 1933 and
1934.

A Description of the English System for

Taxation of Real Property on an Income

Basis. Contains bibliography.

Housing Problems (Nov. 1933).

bibliographical footnotes.

Contains

The Challenge of the Slums (1933).

47 pp. Contains bibliographical refer-

ences.

Housing Digest. Monthly Abstract and

Index, contains current bibliography.

Housing Study Guild Accessions. A bi-

weekly record of material received by

the library of the Housing Study Guild.

Housing Bibliography. Bulletin, Sept.

1934.

Summary of collected data on the subject

of Subsidies. Bulletin No. 8.

Bibliography, classified and briefly de-

scribed.

Slums and Slum Clearance. Contains

bibliographical references.

Selected List of Planned Communities

in the U. S. The Planner's Journal.

July-Aug. 1936.
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Mulvihill, Francis J.

American Society of Muni-

cipal Engineers—Official

Proceedings, 1933

U. S. Department of Com-
merce

Bureau of Standards, April

1932

U. S. Department of the In-

terior, Geological Survey-

Library, Revised to May
1935

U. S. Library of Congress

Division of Bibliography

University of California

Bureau of Public Adminis-

tration

Welfare Council, New York
City (Housing Division)

Why Omit Housing in City Planning?

Bibliography, p. 40-41.

List of publications relating to Building

Codes and Construction Practice;

Home Building and Maintenance;

Home Ownership.

Suggestive list of references on the PWA
and its work including certain references

pertaining to the Housing Div.

List of recent references on Housing with

special reference to housing projects and
slum clearance.

Bibliography on Land Utilization. May
1935.

Bibliography on Low-Cost Housing.

Lists of English publications can be obtained from the British Library

of Information, 270 Madison Avenue, New York City.
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FOREIGN REFERENCES
CANADIAN

McCullough, John W. S.

Rosenberg, Louis

Housing in Canada. The Social Service

Council of Canada; Jan. 1927; 309

Metropolitan Bldg., Toronto, Canada;

40 pp.

Housing on the North American Continent.

Social Service Council of Canada, 37

Bloor St., West Toronto; 1935; 14 pp.

Housing in Europe. The Council, 309

Metropolitan Bldg., Toronto, Canada;

98 pp.

The Leeds Municipal Housing Scheme.

Social Welfare, Toronto; 98 pp.
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Aldridge, Henry R.

Barnes, Harry

Beames, Thomas

Clarke, J. J.

Clark, G. W.

Cole, G. D. H. and Margaret

England, Kathleen M.
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Gunn, Edwin

Jennings, W. Ivor

ENGLISH

The Betrayal of the Slums. London, 1922.

The National Housing Manual. London,

1923.

The Case for Town Planning. London,

1915.

Housing: The Facts and the Future.

London, 1923.

The Slum. The Mill Press, 1934, 398 pp.

The Rookeries of London; Past, Present

and Prospective. London, 1852, 2nd

edition.

The Housing Problem: Its Growth, Legis-

lation and Procedure. London, 1920.

The Housing of the Working Classes in

Scotland. Glasgow, Scotland, 1930.

Rents, Rings and Houses. London, 1923.

Housing; A Citizen's Guide to the Problem.

Chatto & Windus, London, 1931, 115 pp.

Cities in Evolution. London, 1915.

Economy in House Design. Institute of

British Architects, London.

The Law of Housing. Charles Knight &
Co., Ltd., London, 1935, 654 pp.
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Maurice, C. Edmund
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Purdon, C. B.

Roberts, Henry

Savage, William G.

Simon, Sir Ernest Darwin

Townroe, B. S.

British Library of Informa-
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Charity Organization Soci-

ety, London, S. W. 1.

International Federation for
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25 Bedford Row, London
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Marshall, M. E.

Matthews, Miss O.

Unwin, Sir Raymond

Periodicals:

Towards a New Architecture. London,

1927.

Life of Octavia Hill, as told in her letters.

London, 1914, pp. VII, 591.

Modern Housing. London, 1931.

Model Factories and Villages; Ideal Con-

ditions of Labour and Housing . London

,

1905.

The Building of Satellite Towns. London,

1925.

The Garden City. Pp. VI, 380, New York
and London, 1913.

The Dwellings of the Laboring Classes, Lon-

don, 1850.

Rural Housing. London, 1915.

The Anti-Slum Campaign. Longmans,

Green & Co., London, New York, 1933.

305 pp.

How to Abolish the Slums.

Rebuilding: The Slum and Overcrowding

Campaigns. Frederick Muller, Ltd.,

London.

Housing {Scotland) Act: Re-development

Areas. Housing Memo No. 80

—

1936.

Hints to Social Workers on Tenement House

Problems. Reprinted from "The Pre-

vention and Relief of Distress." 15 pp.

International Housing and Town Planning

Congress 1934. 416 pp.

Differential Rents. Society of Women Es-

tate Managers, London, 1936. 4 pp.

Housing the Old. 14 pp.

The Influence of Housing Conditions on

Leisure. International Labour Review,

Geneva, June, 1924.

The Journal—Organ of the Royal Archi-

tectural Institute of Canada. I. Marcus,

Editor; monthly.
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House Press, 65 Belgnore Road, West-
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Town and Country Planning. William

Hare, editor; 13 Suffolk Street, Pall
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Dougill, editor; 175 Brownlow Hill,
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FRENCH
Sellier, Henri, and Brugge- Le Probleme du Logement. Carnegie Foun-

man, A. dation for International Peace.

Sellier, Henri La Crise du Logement et VIntervention Pub-

lique. Paris, 1921. 4 vols.

Periodicals: Architecture Actuelle {Present Architecture).

Herbert J. Moos, editor; Les Archives

Internationales 14, Rue d'ltalie, Ge-

neva, Switzerland.

L'Architecture (Architecture). Louis
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La Construction Moderne {The Modern

Construction) . Guillemet-Saint-Vine-

bault, chief editor; Rue de I'Odeon,

Paris (Vie), France; weekly.

L'Habitation {The Dwelling). A. Hoschel,

editor; 78 Rue de Lausanne, Geneva,

Switzerland; monthly (10 times a yr.

prior to 1935).

La Revue De L'Habitation Et Des Travaux

Municipaux (Journal of Housing and

Municipal Works). Emile Blond, di-

rector; 40 Rue de Maubeuge, Paris

(IXe), France; 10 times a year.

Mobilier et Decoration {Furnishing and

Decorating). Magazine of applied deco-

rative art and modem architecture; A.

Frechet, editor; Edmond Honore, 76
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Aronovici, Carol

Behrendt, Dr. Walter Curt

Eberstadt, Rudolph

Kahn, Ernst

Kampffmeyer, Dr. Hans

Schuster, Professor Franz

Schwan, Bruno

Taut, Bruno

Wagner, Martin

Periodicals:

Avenue de Suffern, Paris (XVe),

France; monthly.

Urbanisme. Henri Prost, editor-in-chief,

Jean Royer, director; 29 Rue de Se-

vigne, Paris (3e) ; monthly.

La Cite {The City). R. Vanderborght,

Arch., Editor-in-chief; A. Comut,
Arch., Managing Editor; 79 Rue de la

Croix de Eer, Bruxelles, Belgium;

monthly.

GERMAN
Die Amerikanische Stadt in der Wirt-

schaftskrise. DBZ-Deutsche Bauzeit-

ung, July 1934.

Der Sieg des Neuen Baustil. Berlin.

Handbuck des Wohnungs wesens und der

Wohnungspage. Jena, 1910; Revised

edition, 1920.

Moghchkeit und Grenzen der Mietsenkimg in

der Neubauwohnung. Frankfurt, 1932.

Wohnungen, Siedlungen und Gartenstaedte

in Holland and England. Berlin, 1926.

The Building of Small Dwellings with

Reasonable Rents. Congress Publication

IV, by the Internationaler Verbandfur

Wohnungswesen, Frankfurt, 1931.

Die Wohnungsnot und das Wohnungseleno

in Deutschland. Berlin, 1929.

Die Neue Bankunst. Stuttgart, 1929.

Die Socialisierung der Baubetriebe. Ber-

lin, 1919.

Baugilde {The Building Guild)—Organ of

the Association of German Architects:

Grunstrasse 4, Berlin SW 19, Germany;
semi-monthly.

Das Werk {The Work)—Organ of the Asso-

ciation of Swiss Architects; Peter

Meyer, editor; Muhlebachstrasse 59,

Zurich, Germany; monthly; a few ar-

ticles in French.



210 CATCHING UP WITH HOUSING

Periodicals: Der Baumeister {The Master Builder).

George D. W. Callway, Munchen, Ger-

many, editor; Guido Harbours, Mun-
chen 39, Germany; monthly.

Die Form {The Form)—Organ of the "Deut-

scher Werkbtmd"; Dr. Wilhelm Lotz,

editor; Luetzowplatz 8, Berlin W-62,

Germany; monthly. Semi-monthly up
to the end of 1930.

Die Umschau in Wissenschaft und Technik

{Scientific and Technical Review).

Prof. Dr. J. H. Bechhold, editor; Nieder-

rader Landstrasse 28, Frankfurt a/

Main-Niederrad, Germany; weekly.

Moderne Bauformen {Modern Building

Forms)—Organ for architecture and in-

terior decorating; Herbert Hoffman,

editor; Paulinenstrasse, 44, Stuttgart,

Germany; monthly.

Zement {Cement). H. Kirchberg, editor;

Charlottenburg 2, Berhn, Germany;
weekly.

Periodicals:

RUSSIAN
Akademia Arkitectury {Academy of Archi-

tecture)
;
journal of the All-Union Acad-

emy of Architecture; I. G. Sushkevitch,

editor; to be ordered through "Mech-
dunarodnaya Knigo" (International

Book Co.). New York agency, "Am-
kniga Corp." 258 Fifth Ave.; bi-

monthly.

Arkhitektura C. C. C. P. {Architecture of

the U. S. S. R.). Journal of the union

of Soviet Architects; K. S. Alabyan,

editor; Novinsky Blvd. 9, Moscow-2 to

be ordered through the "Mezhdunared-

naya Kniga" (International Book Co.).

N. Y, agency, "Amkniga Corp.," 258

Fifth Ave. ; monthly.
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the "Mezhdunarodnaya Kniga" (In-

ternational Book Co.). N. Y. agency,

"Amkniga Corp.," 258 Fifth Ave.;

monthly.

Stroitelstvo Moskvy {Moscow in Construc-

tion). L. Perchik, editor; to be ordered

through the "Mezhdunarodnaya Kniga"

(International Book Co.). N. Y.

agency, "Amkniga Corp.," 258 Fifth

Ave; monthly.

Periodicals:

SPANISH

Arquitectura {Architecture); monthly;

Cruzades, 4, Madrid, Spain.

Ingeniera {Engineering); monthly; Se-

gunda Calle de Tacuba, Numero 5,

Mexico. U. S. representative John D.

Hamilton, 50 Church St., N. Y. \^alen-

tin Gama, I. C, editor.

Viviendas {Dwellings) ; monthly ; Abascal

35, Madrid, Spain; Mariano Rawitz,

editor.
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American Architect

American Builder

American Building Associa-

tion News
American City Magazine

American Economic Review,

The

American P"^ederationist

American Journal of Home
Economics

American Labor Legislation

Review

American Lumberman
American Mercury

American Political Science

Review

American Sociological Society

Quarterly

Annals of the American Acad-

emy of Political and Social

Science

Architect and Engineer

Architectural Forum

Architecture Magazine

Architectural Record

Belter Homes and Gardens

Better Housing, A Weekly
News Letter

Better Times

Boilermakers and Iron Ship-

builders Journal

Building America

Catholic Charities Review

Christian Science Monitor

572 Madison Avenue, New York City,

N. Y.

30 Church Street, New York City, N. Y.

U. S. Building and Loan League, 22 East

12th St., Cincinnati, Ohio.

470 Fourth Avenue, New York City, N. Y.

Sec'y of American Economic Assn.,

Northwestern University, Evanston,

Illinois.

American Federation of Labor, Washing-

ton, D. C.

Baltimore, Md.

131 East 23rd Street, New York City,

N. Y.

431 S. Dearborn, Chicago, 111.

570 Lexington Ave., New York City, N. Y.

450 Ahnaip St., Menasha, Wis.

112() E. 26th St., Chicago, Illinois.

3457 Walnut Street, Philadelphia, Pa.

621 Foxcroft Bldg., San Francisco, Calif.

220 East 42nd Street, New York City,

N. Y.

597 5th Ave., New York City, N. Y.

119 West 40th St., New York City, N. Y.

1714 Locust St., Des Moines, Iowa.

Federal Housing Administration, Wash-
ington, D. C.

122 E. 22nd Street, New York City, N. Y.

Kansas City, Kansas.

425 W. 123rd St., New York City, N. Y.

1441 Rhode Island Ave., Washington,

D. C.

Boston, Mass.
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City Planning

Commonweal, The
Compass, The
Concrete

Construction (Official Bulle-

tin)

Current History

Economic Review of the

Soviet Union

Engineering News-Record

Experiment Station Record

Family, The

Federal Home Loan Bank
Review

Fortune Magazine

Heating, Piping and Air Con-

ditioning

Home Owners Building Guide

House and Garden Magazine

Housing

Housing Digest

Housing Letter

Housing Study Bulletin

Illinois Law Review

Independent Woman Maga-
zine

Information Service (Weekly

Bulletin)

Journal of Farm Economics

Journal of Land and Public

Utility Economics

12 Prescott St., Cambridge, Mass. (Now
amalgamated into "Planning and Civic

Comment.")

386 4th Avenue, New York City, N. Y.

100 W. 42nd Street, New York City, N. Y.

400 West Madison St., Chicago, 111.

Con. League of the U. S., National Press

Building, Washington, D. C.

63 Park Row, New York City, N. Y.

261 Fifth Ave., New York City, N. Y.

330 West 42nd Street, New York City.

N. Y.

U. S. Dept. of Agriculture, Washington,

D. C.

130 E. 22nd Street, New York City,

N. Y.

Federal Home Loan Bank Board, Wash-
ington, D. C.

135 E. 42nd Street, New York City. N. Y.

6 N. Michigan St., Chicago, 111.

140 WiUiam Street, New York City, N. Y.

Greenwich, Conn.

National Housing Association, 105 East

22nd St., New York, N. Y.

PWA Housing Division, 18th and F St.,

Washington, D. C.

902 Barr Building, Washington, D. C.

Housing Study Guild. 101 Park Ave.,

N. Y.

Chicago, 111.

1819 Broadway, New York City, N. Y.

Dept. Research and Education, Federal

Council of the Churches of Christ in

America, 105 East 22nd St., New York
City, N. Y.

Madison, Wisconsin.

Institute of Economic Research, 337 E.

Chicago Ave., Chicago, 111.
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Labor Review

Land Usage

Law and Contemporary

Problems

Manufacturers' Record

Manufacturers' News
Millar's Housing Letter

Monthly Labor Review

Monthly Letter of the Hous-

ing Information Bureau

Nation, The
National Municipal Review

National Real Estate Journal

Nation's Business

Neighborhood Settlement

Quarterly

New Republic, The

News Letter, American Soci-

ety of Planning Officials

News Letter

New York Times Magazine

Pennsylvania Planning and

Zoning

Plan Age

Planner, The
Planner's Journal, The
Planning and Civic Comment
Public Affairs Information

Service Bulletin

Public Housing Progress

Public Management
Quarterly Journal of

nomics

Eco-

Bureau of Labor Statistics, Washington,

D. C.

Land Utilization Com., N. Y. Building

Congress, 101 Park Ave., N. Y.

Duke University Law School, Durham,

N. C.

P. O. Box 746, Baltimore, Md.
545 Fifth Avenue, New York City, N. Y.

Washington, D. C.

U. S. Dept. of Labor, Bureau of Labor Sta-

tistics, Washington, D. C.

Welfare Council of New York City,

Housing Section, 122 E. 22nd St., New
York City, N. Y.

20 Vesey Street, New York City, N. Y.

309 E. 39th Street, New York City, N. Y.

139 Clark St., Chicago, 111.

Chamber of Commerce, Washington, D. C.

101 West 58th St., New York, N. Y.

40 E. 49th Street, New York City, N. Y.

850 East 58th Street, Chicago, 111.

520 No. Michigan Ave., Chicago, 111.

Times Square, New York City, N. Y.

Penn. Dept. of Internal Affairs with Penn.

Assn. of Planning Commissioners,

Harrisburg, Pa.

Natl. Economic and Social Planning

Assn., 744 Jackson Place, Washington,

D. C.

Detroit City Plan Commission.

Hunt Hall, Cambridge, Mass.

901 Union Trust Bldg., Washington, D. C.

Ill W. 40th St., New York City, N. Y.

National Public Housing Conference, 112

East 19th St., New York City, N. Y.

850 East 58th St., Chicago, 111.

Harvard University Press, Cambridge,

Mass.
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Real Estate and Building

Management Digest

Real Estate Record and

Builders' Guide

Real Estate Magazine

Real Estate News

Recreation

Regional Plan, Information

Bulletin

Rural New Yorker, The

Scholastic

Small Home, The

Social Forces

Social Science Review

Social Work Today
Survey, The
Survey Graphic, The
Technology Review

Today

U. S. Housing Market

Western Architect

12 E. 41st Street, New York City, N. Y.

119 West 40th Street, New York City,

N. Y.

12 East 41st Street, New York City, N. Y.

31 Union Square, West, New York City,

N. Y.

315 Fourth Avenue, New York, N. Y.

400 Madison Avenue, New York City,

N. Y.

333 W. 30th Street, New York City, N. Y.

250 East 43rd Street, New York City,

NY.
American Institute of Architects, The

Octagon, Washington, D. C.

The Williams and Wilkins Co., Baltimore,

Md.
New York City, N. Y.

6 East 46th Street, New York City, N. Y.

112 E. 19th Street, New York City, N. Y.

112 E. 19th Street, New York City, N. Y.

Cambridge, Mass.

152 West 42nd Street, New York City,

N. Y.

Federal Housing Administration.

215 S. Market Street, Chicago, 111.
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AGENCIES AND ORGANIZATIONS

NAME ADDRESS
A

Advisory Service, Federal New P. O. Bldg., 13th & Pa. Ave., N. W.,

Home Loan Bank Board Washington, D. C.

Agricuhure, Dept. of Independence Ave. at 14th St., N. W.,

Washington, D. C.

Agricultural Economics (See Dept. of Agriculture.)

Agricultural Engineering, Di- (See Dept. of Agriculture.)

vision of

Alley Dwelling Authority, New P. O. Bldg., 13th & Pa. Ave., N. W.,

(Dist. of Col.) Washington, D. C.

Amalgamated Clothing 80 Van Cortland Park, New York City.

Workers' Housing Cor-

poration

American Assn. for Adult 60 East 42nd Street, New York City.

Education

American Association of 8 S. Michigan Avenue, Chicago, Illinois.

Engineers

American Association of So- 130 East 22nd Street, New York City.

cial Workers

American Bankers Assn. 22 East 40th Street, New York City.

American City Planning In- 130 East 22nd Street, New York City.

stitute

American Civic Association (See American Planning and Civic Assn.)

American Concrete Institute 7400 Second Blvd., Detroit, Michigan.

American Conference on City (See National Conference on City Plan-

Planning ning.)

American Engineering Coun- 744 Jackson Place, Washington, D. C.

cU

American Federation of Labor Building, Washington, D. C.

Labor

American Friends Service 20 South 12tli Street, Philadelphia, Pa.

Commission

American Home Economics 2823 Twenty-ninth Street, Washington,

Assoc. D. C.

American Homemakers, Inc. Eastern States Exposition Grounds,

Springfield, Mass.

American Institute of Archi- 11 East 44th Street, New York City.

tects
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NAME ADDRESS
American Institute of Park 1824 Portage Avenue, South Bend, Ind.

Executives

American Institute of Con- 75 West Street, New York City.

suiting Engineers

American Municipal Associa- 850 East 58th Street, Chicago, 111.

tion

American Nature Assoc. 1214 16th St., N. W., Washington, D. C.

American Park Society 1829 Portage Avenue, South Bend, Ind.

American Planning and Civic 901 Union Trust Bldg., Washington, D. C.

Assoc.

American Public Welfare 850 E. 58th St., Chicago, 111.

Assoc.

American Savings & Loan 333 N. Michigan Avenue, Chicago, 111.

Institute

American Society of Civil 33 West 39th Street, New York City.

Engineers

American Society of Land- 9 Park Street, Boston, Mass.

scape Architects

American Society of Munici- 4359 Lindell Blvd., St. Louis, Missouri.

pal Engineers

American Society of Planning 850 East 58th St., Chicago, 111.

Officials

American Society of Women 530 Diversey Parkway, Chicago, 111.

Housing Managers

American Standards Assn. 29 West 39th Street, New York City.

American University Gradu- 1901 F Street, Washington, D. C.

ate School—School of Pub-

lic Affairs

Architects Small House Ser- 101 Park Avenue, New York City.

vice Bureau

Associated General Contrac- 222 Munsey Building, Washington, D. C.

tors of America, Inc.

B

Better Harlem Housing Mu- 202 West 136th Street, New York City,

nicipal Com. N. Y.

Better Homes in America, 101 Park Avenue, New York City, N. Y.

New York Committee, Inc.

Better Housing League Cincinnati, Ohio.

Board of Public Land Com. of Milwaukee, Wisconsin,

Milwaukee
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NAME ADDRESS
Boston Advisory Committee Boston, Mass.

on Housing

Boston City Planning Board Boston, Mass.

Boston Housing Association 41 Mt. Vernon Street, Boston, Mass.

British Library of Informa- 270 Madison Avenue, New York City,

tion N. Y.

Brookings Institution 722 Jackson PI., Washington, D. C.

Brooklyn Housing Commis- 305 Washington St., Brooklyn, N. Y.

sion

Buhl Foundation 1114 Farmers Bank Bldg., Pittsburgh, Pa.

Building America 425 W. 123rd St., New York, N. Y.

Building and Housing, Divi- National Bureau of Standards, Washing-

sion of ton, D. C.

Building Officials Conference Indianapolis, Ind.

of America

Bureau of Agricultural Engi- Dept. of Agriculture, Washington, D. C.

neering

Bureau of the Census 14th & Constitution Ave., N. W., Wash-

ington, D. C.

Bureau of Labor Statistics 14th & Constitution Ave., N. W., Wash-

ington, D. C.

C
California Housing Associa- 43 Montgomery Street, San Francisco,

tion Calif.

Carnegie Foundation 522 Fifth Ave., New York City, N. Y.

Census, Bureau of See Commerce, Dept. of.

Central Housing Committee % U. S. Information Service, 1423 F St.,

N. W., Washington, D. C.

Central Statistical Board Commerce Building, 14th & Constitution

Ave., Washington, D. C.

Chamber of Commerce of the Washington, D. C.

U.S.

Charity Organization Society 105 E. 22nd St., New York, N. Y.

of N. Y.

Chemistry and Soils, Bureau (See Agriculture, Dept. of.)

of

Chicago Regional Planning 160 No. LaSalle Street, Chicago, 111.

Association

Children's Biueau (See Labor, Dept. of, Washington, D. C.)
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NAME ADDRESS
Cincinnati Better Housing 312 W. 9th St., Cincinnati, Ohio.

League

City Housing Corp. of New 18 E. 48th St., New York, N. Y.

York

"City Planning Commission" Chicago University, Chicago, 111.

City Plan Commission of 114 W. 10th St., Kansas City, Mo.
Kansas City

Cleveland MetropoHtan Cleveland, Ohio.

Housing Authority

Commerce, Dept. of 14th & Constitution Ave., N. W., Wash-

ington, D. C.

Committee for Economic Re- 730 Fifth Avenue, New York City, N. Y.
covery, Inc.

Community Arts Association Santa Barbara, California.

Construction League of the 1741 New York Avenue, Washington,

United States D. C.

Cooperative League of 167 West 12th Street, New York City.

America

Council on Population Policy 52 Broadway, New York City.

Delaware State Board of Wilmington, Delaware.

Housing

Detroit City Plan Commis- Detroit, Michigan.

sion

Division of Building and U. S. Dept. of Commerce, Washington,

Housing Bureau of Stand- D. C.

ards

Electric House and Farm 14th & K St., N. W., Washington,

Authority D. C.

Experiment Stations (See Agriculture, Dept. of.)

Extension Service, Bureau of (See Agriculture, Dept. of.)

Family Welfare Assn. of 130 E. 22nd St., New York City.

America

Farm Credit Administration 1300 E St., N. W., Washington, D. C.
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NAME ADDRESS
Federal Council of the 105 E. 22nd Street, New York City.

Churches of Christ in

America

Federal Farm Mortgage (See Farm Credit Adm.)

Corp.

Federal Home Loan Bank New P. O. Bldg., 13th & Pa. Ave, N. W.,

Board Washington, D. C.

Federal Housing Administra- Vermont Ave. & K St., N. W., Washing-

tion ton, D. C.

Federal Land Banks (See Farm Credit Adm.)

Federal Savings and Loan (See Federal Home Loan Bank Board.)

Associations

Federal Savings and Loan (See Federal Home Loan Bank Board.)

Insurance Corporation

Federal Subsistence Home- (See Resettlement Administration.)

steads Corporation

Federated Societies on Plan- goi Union Trust Building, Washington,

ning and Parks D. C.

Federation of Architects, En- 119 East Eighteenth St., New York City.

gineers, Chemists and

Technicians

Foreign & Domestic Com- (See Commerce, Dept. of.)

merce, Bureau of

Forest Products Division (See Commerce, Dept. of.)

Forest Products Laboratory (See Agriculture, Dept. of.)

G
Government Information (See U. S. Information Service.)

Service

Group Five Mortgage In- Hanson Place, Brooklyn, N. Y.

formation Bureau

H
Homebuilders' and Sub- (See Natl. Assn. of Real Estate Boards.)

dividers Section

Home Owners' Loan Cor- (See Federal Home Loan Bank Board.)

poration

Home Owners' Service Insti- 411 Lexington Ave., New York City.

tute

Housing Assn. Michigan 930 Fox Theatre Bldg., Detroit, Mich.
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NAME ADDRESS

Housing Clinics & Advisory (See F'ederal Housing Administration.)

Service

Housing Committee Bklyn. Bur. of Charities, 285 Schermerhorn

St., Brooklyn, N. Y.

Housing, Division of Build- (See Natl. Bureau of Standards.)

ing and

Housing Division, Public 18th and F St., Washington, D. C.

Works Administration

Housing Information Bureau, 122 E. 22nd St., New York City.

Welfare Council

Housing Study Guild 8 W. 40th St., New York City.

I

Illinois State Housing Board

Indianapolis Community
Plan Committee

Information Bureau, (Re-

search Unit) Savings Bank
of Brooklyn

Institute for Economic Re-

search

Interior, Dept. of

Inter-labor Organization

International Assoc, of Pub-

lic Work Officials

International City Managers

Assn.

International Federation for

Housing and Town Plan-

ning

Iowa State Planning Board

162 N. LaSalle St., Chicago, Illinois.

Indianapolis Chamber of Commerce, In-

dianapolis, Ind.

(See Group Five Mortgage Information

Bureau.)

551 Fifth Avenue, New York City.

F St., Bet. 18th & 19th St., N. W., Wash-
ington, D. C.

734 Jackson Place, Washington, D. C.

100 North LaSalle St., Chicago, 111.

850 E. 58th St., Chicago, 111.

25 Bedford Road, London, England,

W. C. 1.

Iowa State College, Ames, Iowa.

Jewish Welfare Board

Justice, Dept. of

71 W. 47th St., New York City.

10th & Pa. Ave., N. W., Washington, D. C.



222 CATCHING UP WITH HOUSING

NAME ADDRESS

Labor, Dept. of Children's

Bureau Labor Statistics,

Bureau of

Labor Housing Conference

Labor Statistics, Bureau of

Lavanburg Foundation, Fred

L.

League for Industrial De-

mocracy

Library of Congress

Los Angeles County Regional

Planning Commission

Lower East Side Public Hous-

ing Conference

14th St. & Constitution Ave., N. W.
Washington, D. C.

1721 N. Fifth St., Philadelphia, Pa.

(See Labor, Dept. of.)

132 Goerck St., New York City.

112 E. 19th St., New York City.

Washington, D. C.

205 South Broadway, Los Angeles, Cal.

265 Henry St., New York City.

Maryland Emergency Hous-

ing & Park Commission

Massachusetts Housing Asso-

ciation

Massachusetts Institute of

Technology

Metropolitan Housing Au-

thority of Cleveland

Massachusetts State Board of

Housing

Massachusetts State Housing

Assn.

Metropolitan Housing Coun-
cil

Michigan Housing Associa-

tion

Milwaukee Board of Public

Land Commissioners

Milwaukee County Regional

Planning Department

M

10 South Street, Baltimore, Md.

89 Shawmut Avenue, Boston, Mass.

Boston, Mass.

Cleveland, Ohio.

Boston, Mass.

Boston, Mass.

520 N. Michigan Ave., Chicago, 111.

314 Curtis Bldg., Detroit, Mich.

Milwaukee, Wisconsin.

Courthouse, Milwaukee, Wisconsin.
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NAME ADDRESS
Monroe County Regional 1400 South Avenue, Rochester, N. Y.

Planning Board

Municipal Finance Officers 850 E. 58th St., Chicago, 111.

Association

Mc.

McCormick, Elizabeth Me- 848 W. Dearborn St., Chicago, 111.

morial Fund

N
National Association for 59 E. Van Buren St., Chicago, 111.

Better Housing

National Association of 134 S. LaSalle St., Chicago, 111.

Building Owners & Mana-
gers

National Association of Lum- 702 Transportation Bldg., Washington,

ber Manufacturers D. C.

National Association of Nurs- 147 Ruggles St., Boston, Mass.

ery Education

National Association of Pub- 550 E. 58th St., Chicago, 111.

lie Housing Officials

National Association of Real 22 W. Monroe St., Chicago, 111.

Estate Boards

National Board of Fire 99 John Street, New York, N. Y.

Underwriters

National Bureau of Economic 1819 Broadway, New York, N. Y.

Research, Inc.

National Bureau of Stand- Connecticut Ave. at Van Ness, N. W.,

ards Washington, D. C.

National Catholic Welfare 1312 Massachusetts Ave., Washington,

Conference D. C.

National Committee on (See Commerce, Dept. of.)

Wood Utilization

National Conference of Jew- 71 W. 47th St., New York, N. Y.

ish Social Service

National Conference on City 130 E. 22nd St., New York, N. Y.

Planning

National Conference on Slum 1780 Union Trust Bldg., Cleveland, O.

Clearance
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NAME
National Conference of Social

Work
National Council of Parent

Education, Incorporated

National Economic League

National Electric Code,

Board of Fire Underwriters

National Emergency Council,

U. S. Information Service

National Federation of Busi-

ness and Professional

Women's Clubs, Inc.

National Federation of

Settlements, Inc.

National Grange

National Housing Association

National Industrial Confer-

ence Board

National Lumber Manufac-

turers Assn.

National Municipal League

National Park Service

National Planning Board

National Public Housing

Conference

National Recovery Adminis-

tration

National Recreation Associa-

tion

National Resources Com-
mittee

National Tax Association

National Urban League

National Women's Trade

Union League of America

Navy Department, Bureau

of Yards & Docks

New England Regional Plan-

ning Commission

ADDRESS
82 N. High St., Columbus, Ohio.

60 E. 42nd St., New York, N. Y.

6 Beacon St., Boston, Mass.

99 John St., New York, N. Y.

14th & G St., N. W., Commercial National

Bank Bldg., Washington, D. C.

1819 Broadway, New York, N. Y.

147 Avenue B, New York, N. Y.

630 Indiana Ave., Washington, D. C.

105 E. 22nd St., New York, N. Y.

247 Park Ave., New York, N. Y.

702 Transportation Bldg., Washington,

D. C.

309 E. 34th St., New York, N. Y.

Interior Bldg., Washington, D. C.

Washington, D. C.

112 E. 19th St., New York, N. Y.

14th & E St., N. W., Washington, D. C.

315 4th Ave., New York, N. Y.

18th & F St. (Interior Bldg.), Washington,

D. C.

195 Broadway, New York, N. Y.

1133 Broadway, New York, N. Y.

Machinists Bldg., Washington, D. C.

Constitution Avenue, at 18th Street,

N. W., Washington, D. C.

2100 U. S. P. O. Bldg. and Court House,

Boston, Mass.
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NAME
New Jersey Housing League

New Jersey State Housing

Authority

New York Building Congress

New York City Housing

Authority

New York State Board of

Housing

New York University, School

of Architecture & Allied

Arts

Niagara Frontier Planning

Board

Octavia Hill Assn.

Origin League of Baltimore

Survey

ADDRESS
11 Hill Street, Newark, N. J.

24 Branford PI., Cape May Court House,

N.J.
101 Park Avenue, N. Y. City.

10 East 40th St., N. Y. City.

80 Centre Street, New York City.

1071 Sixth Avenue, N. Y. City.

37 Main Street, Tonowanda, N. Y.

O
613 Lombard St.. Philadelphia, Pa.

Baltimore, Md.

Pacific Northwest Regional

Planning Commission

Pennsylvania Assn. of Plan-

ning Commissions

Pennsylvania Assn. of Plan-

ning Commissions

Pennsylvania Housing &
Town Planning Assn.

Pennsylvania State Planning

Board

People's League for Economic

Security

Philadelphia City Planning

Commission

Philadelphia Housing Assn.

Philadelphia Tri-State Re-

gional Planning Federa-

tion

Pierce Foundation, J. B.

Pittsburgh Housing Assn.

Planner's Institute

220 Federal Court House, Portland, Ore.

Harrisburg, Pa.

Allentown, Pa.

509 Otis Bldg., Philadelphia, Pa.

928 N. Third St., Harrisburg, Pa.

124 E. 40th St., New York City.

Philadelphia, Pa.

1600 Walnut St., Philadelphia, Pa.

1420 Walnut St., Philadelphia, Pa.

40 West 40th St., New York City.

519 Smithfield St., Pittsburgh, Pa.

Palo Alto, Calif.
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NAME ADDRESS
Planning Assn., Wisconsin Kenosha, Wis.

City and Regional

Planning Boards, Mass. Fed- 14 Beacon St., Boston, Mass.

eration

Planning Commissioners' San Francisco, Calif.

Assn.

Planning Commissioners' Box 195, Rt. 5, Portland, Ore.

Assn. of Pacific Northwest

Planning Conference Ann Arbor, Michigan.

Planning Conference, Ohio 409 Court House, Cincinnati, Ohio.

State

Planning Foundation of 130 E. 22nd Street, New York City.

America

Population Assn. of America New York Univ., Washington Sq. E.,

N. Y. C.

Population Reference Bureau New York Univ., Washington Sq. E.,

N. Y. C.

Production Credit Corp. and (See Farm Credit Adm.)

Assn.

Public Adm. Service 850 East 58th Street, Chicago, 111.

Public Affairs Inf. Service 11 West 40th St., New York City.

Public Health Service, Treas- Constitution Ave., Bet. 19th & 20th St.,

ury Dept. N. W., Washington, D. C.

Public Works Administration 18th & F St., N. W. (Interior Bldg.),

Housing Division Washington, D. C.

Purdue Research Foundation Lafayette, Indiana.

Purdue University Lafayette, Indiana.

Reconstruction Finance Cor- 1825 H Street, N. W., Washington, D. C.

poration

Regional Plan Association, 400 Madison Avenue, New York City.

Inc.

Research on Slums and Hous- 101 Park Avenue, New York City.

ing Policy

Resettlement Administration 2020 Mass. Avenue, N. W., Washington,

D. C.

Reconstruction Finance 1825 H Street, N. W., Washington, D. C.

Corp., Mortgage Co.
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NAME ADDRESS
Rural Electrification Admin- 2000 Mass. Avenue, N. W., Washington,

istration D. C.

Rural Resettlement (See Resettlement Adm.)

Russell Sage Foundation 130 East 22nd Street, New York City.

Savings Banks of Brooklyn,

Information Bureau

School of Architecture & Al-

lied Arts

School of Living

School of Public Affairs

Small House Associates

Small House Service Bureau

Sociology Dept., Harvard

University

Soils, Bureau of Chemistry

and

Spelman Fund, Laura

Supervising Architects' Office

Survey Associates, Inc.

Subsistence Homesteads

(See Group 5 Mortgage Information Bu-
reau.)

N. Y. U., 1071 6th Ave., New York City.

Suffern, N. Y.

1901 F St., Washington, D. C.

101 Park Avenue, New York City, N. Y.

(See Architects Small House Service Bu-
reau.)

Cambridge, Mass.

(See Agriculture, Dept. of.)

49 W. 49th St., New York City, N. Y.

Dept. of Interior, F St., Bet. 18th & 19th

Sts., N. W., Washington, D. C.

112 E. 19th St., New York, N. Y.

(See Resettlement Administration.)

Tenement House Dept.

Tennessee Planning Associa-

tion

Tennessee Valley Associated

Cooperation, Inc.

Tennessee Valley Authority

Town Planning Association

Treasury Department

Municipal Bldg., New York, N. Y.

Ames, Iowa.

Knox County, Tenn.

9th & Constitution Ave., N. W., Bldg.

"F," Washington, D. C.

Ames, Iowa.

15th St. & Penn. Ave., N. W., Washing-
ton, D. C.
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NAME

United Engineering Trustees,

Inc.

U. S. Building & Loan League

U. S. Bureau of Foreign and

Domestic Commerce
U. S. Bureau of Home Eco-

nomics

U. S. Bureau of Labor Sta-

tistics

U. S. Bureau of Mines

U. S. Bureau of Standards

U. S. Chamber of Commerce,

Civic Development Dept.

U. S. Children's Bureau

U. S. Conference of Mayors

U. S. Dept. of Agriculture

U. S. Dept. of Commerce,

Advisory Committee on

Building Codes

U. S. Department of Com-
merce, Housing Division

U. S. Extension Service

Dept. of Agriculture

U. S. Housing Corporation,

Dept. of Labor

U. S. Information Service

(Natl. Emergency Council)

U. S. Junior Chamber of

Commerce
U. S. Public Health Service

University of Indiana,

Dept. of Social Research

ADDRESS
U

29 W. 39th St., New York, N. Y.

104 S. Michigan Ave., Chicago, 111.

Dept. of Commerce, 14th & E St., N. W.,

Washington, D. C.

Dept. of Agriculture, The Mall, Bet. 12th

& 14th St., Washington, D. C.

14th St. & Constitution Ave., Washington,

D. C.

Dept. of Interior, F St. Bet. 18th & 19th,

Washington, D. C.

Dept. of Commerce, 14th & E St., N. W.,

Washington, D. C.

Washington, D. C.

Dept. of Labor, 14th & Constitution Ave.,

Washington, D. C.

850 E. 58th Street, Chicago, 111.

Washington, D. C.

14th Street, N. W., Washington, D. C.

14th St., N. W., and E St., Washington,

D. C.

Washington, D. C.

14th and Constitution Ave., Washington,

D. C.

1423 F St., N. W., Washington, D. C.

4th & Cedar Sts., St. Paul, Minn.

Dept. of the Treasury, Washington, D. C.

Indianapolis, Indiana.

Veterans' Administration

Construction Div.

Vermont Ave., Bet. H & I St., N. W.,

Washington, D. C.
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NAME ADDRESS
W

War, Department of Constitution Ave., at 20th St., N. W..

Washington, D. C.

Washington Committee on 902 Barr Building, Washington, D. C.

Housing

Welfare Council, Housing 122 E. 22nd St., New York City.

Section of

Women's City Club of New 22 Park Avenue, New York City.

York, Housing Com.
Works Progress Administra- 1734 New York Ave., N. W., Washington,

tion D. C.





INDEX

Abbott, Grace, 102
Academy Housing Corporation, 160
Accounting, 63
Adams, Thomas, 22*; 131
Advisory Service, 60
and Housing Clinics, 153
appraisal service, 60
architectural advice, 60
building methods and material—data, 60
building trends, 60
Federal Home Loan Bank Board, 60
financial advice, 60
Home vShow Advisory Bureau, 153
refinancing, 60

Agricultural credits, 59; 60
homesteads, 89

Agriculture, Department of

see U. vS. Department of Agriculture, 56
Agricultural Engineering, Bureau of, 56

drainage and irrigation, 56
farmhouse plans, 56
power and machinery, 56
rural electrification, 59

Alfred, Helen L., 104

Alley Dwelling Authority (Dist. of Col.), 57
powers and functions, 57

AltaVista (Va.) Housing Corporation, 25;
171

Amalgamated Dwellings, Inc., 160; 163
Amalgamated Housing Corporation, 160;

161; 162
American Association for Adult Educa-

tion, 159
American Bankers Association, 75
American City Magazine. 171
American City Planning Institute, 104
American Federation of Hosiery Workers,

172
see also Carl Mackley Houses

American Homemakers, Inc., 102
American Institute of Architects, N. Y.

Chapter, 163
American Journal of Home Economics, 42
American University, School of Public

Affairs, 154
"America's Capacity to Consume", 21; 22
Amortization, 65; 68; 77; 79; 82; 168
Anti-tuberculosis Association, 113
Apartment House Medal Award, 163
"A Pattern for a City Housing Policy",

140
Applications, tenant, causes for rejection,

165
Appraisal, for FHA mortgages, 73
Appraisal and Purchase, Sub-committee, 24
Appraisal service. Federal Home Loan

Bank Board, 60
Appraisers, employment of, 60

fees, included in financing, 77
Appraising, 63
Architectural advice, 60

control in planning, 134

Architectural Forum, 75; 77; 160
Architectural Record, 65; 81
Aronovici, Dr. Carol, 124*; 132; 134; 151;

153
Astor project—"First Houses", 104; 173
Athletic facilities, 161; 172
Atlantic City Housing Conference, 15
Austria, post-war housing, 48

B
Baldwin, Prime Minister Stanley, 48
Baltimore, Origin League of, 82

crime rate, 36
statistics, 82

Banking Act amendment, 83; 84
Bassett, Edward M., 136*
Baths and showers, absence of, 30; 31; 33
Bauer, Catherine, 173
Behavior problems, 11
Beirn, M. J., 46
Belgium, post-war housing, 48
Beneficial Management Corporation, 1; 2

Berwyn, Md., 91
"Greenbelt" community project, 91
housing laboratory, 91
research center, 91

Better Homes in America, 101; 102
Better Housing League of Cincinnati, 152
Better Housing League of New York City,

31
Betts, Benjamin Franklin, 102
Bettman, Alfred, 136*
Bibliographies, 112
Blighted areas, 37; 38; 153; 168
Board of Public Land Commissioners of

Milwaukee, 116
Boards of Commerce

see Chambers of Commerce, 113
Bohn, Ernest, 104
Bonds, low-cost housing, 83
Boston Advisory Committee on Housing,14
Boston City Planning Board, 36
Boston Cooperative, 159
Botein, Bernard, 39*
Boulevard Gardens Housing Corporation,

160; 171; 172
community, recreation and athletic

facilities, 172
occupations of tenants, 172
rentals, 172
selection of tenants, 172

Bound Brook, N. J., housing project, 91
Boyland Housing Corporation (Raleigh,

N. C), 25; 171
Boy Scouts, 113
British Ministry of Health, quoted, 139
Britten, Rollo H., 34; 35; 94
Brokerage fees included in financing, 77
Brooklyn Garden Apartments, Inc., 25;

160
Brookings Institution, 21; 22
Brown, Edwin H., 102
Brown, Norbert, 13*
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Budgets, for homestead families, 169
for low-income groups, 42; 43; 44
minimum decency, 42
subsistence, 42

Buhl Foundation, 45; 160; 166
see also Chatham Village

Building and Loan Associations, 60; 75
insurance of, 67; 68

Building—charges, 77
codes, 115
maintenance, 63
materials, 58
materials prices, NRA, 86
methods and materials, 60
program, 145
program of private capital, 146
slump of recent years, 83
specifications of Brooklyn savings

banks, 75
stimulus, 78; 83
trends, 60

Building trades, opportunities for, 145
stimulated, 83

Bulletin on Home Building, Architectural
Forum, 80

Bureau of Foreign and Domestic Com-
merce, 58; 96; 112

building material data, 58; 60
Financial Survey of Urban Housing, 22;

58; 94; 105
Real Property Inventory, 29; 30; 31;

32; 46; 58; 94; 105
Forest Products Division, 58
National Committee on Wood Utiliza-

tion, 58
Bureau of Home Economics, 56; 57; 95;

96
household equipment, 57
nutrition textiles, 57
plans for kitchens, 57
research in foods, 57
storage closets, 57

Bureau of Indian Affairs, 84; 97; 98
Bureauof Labor Statistics, 84; 95; 96; 97
Bureau of Mines, 84; 96

fuels, use of, 84
heating methods and costs, 84
research, heating methods, 84

Bureau of Standards, 58; 95; 96; 112
building materials, 58
construction data, 58
housing problems, 58
housing laboratory at Berwyn, Md., 91;

92
Bureau of the Census, 57; 96; 112

census tracts, 57
family data, 57
housing data, 57
occupational data, 57
vital statistics, 57

Bureau of Yards and Docks, Navy Dept.,
87; 96; 97

experience in planning, construction and
management, 87

California County Planning Commission,
133

Camden (N. J.) housing project, 171
advance selection of tenants, an asset,

171
Camden Labor Housing Committee, 171
Capital, private, Government cooperation

with, 146
Cardiac cases, protection of, 165
Career opportunities in housing field, 139
Careers for women, 139
Carl Mackley Houses, Philadelphia, 25;

44; 171; 172; 173
Carnegie Foundation, 159
Central Housing Committee, 55; 88; 94; 95
Farm Credit Administration, 59
Federal Home Loan Bank Board, 60
Federal Housing Administration, 72
National Emergency Council, 85
Public Works Administration, 62
RFC Mortgage Company, 88
Resettlement Administration, 88
Treasury Department, 93

Central Statistical Board, 57
Census data, 47

habitation data, 58
tracts, 57

see also Bureau of the Census
Chambers of Commerce. 113
Charity Organization Society of New

York, 42; 43
Charters, Federal

see Federal charters, 62
Chatham Village, 25; 45; 159; 161

see also Buhl Foundation
Chemistry and Soils, Bureau of, 56

fertilizers, 56
soil analysis and treatment, 56

Chicago City Plan, 152
delinquency in, 36

Chicago University, 154
Children, advantages for, 161
Children's Bureau, 85; 97
Childs, Marquis W., 2

Churchill, Henry S., 155
Cincinnati Model Homes, 101

housing project, 81
Survey, 30

City and regional planning, 132
studies, 113

City and Suburban Homes Corporation of

New York, 101

City approaches, 121
City Housing Corporation of New York,

159
City planning, 82; 86; 104; 168; defined,

151
"City Planning and the Law", 132

City Planning Series (Harvard University)

,

136t
"City Planning Commission", Chicago

University students, 154

City planning commissions, 86
Civic and Vocational League, Cincinnati,

152
Clarendon (Va.) housing project, 25
Civic betterment groups, 113
Clas, A. R., quoted, 141*
Cleanliness and order possible from low-

income groups, 166
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Clearing house of information, 105
Cleveland Metropolitan Housing Author-

ity, 36
Cleveland City Plan, 167
Cleveland, delinquency in, 36

figures for, 34; 35; 38
housing project, 81

Collectors, "friendly", 140
women, 140

Columbia University, 152; 154
Housing Orientation Study, 108; 109;

110; 111; 125
Committee of Economic Recovery, Inc., 146

Communicable diseases, 34; 36
Community—activities, 90; 161; 163; 164;

165; 170; 172; 174
development, theory of, 90
enterprises, 170; 174
group initiation only, 170
planning, 129; 170
planning manual, 152

see also Cooperative activities

Community planning—Summary, 176
Community Builder, 151t
Comparative maintenance costs, gas and

electricity, 66
Condemnation procedures, 94; 114
Congressional Housing Bills, 116 et seq.

Construction, 56; 97; 98
costs, 66
materials, 95
methods, studies of, 73; 95
poor, 121
research, 66; 96
residential, 71
standards, 58; 80

Construction industry, decline in, 47; 69
Consultation service for home owners, 153
Conveniences, absence of, 31; 33

working, 81
Cooperation between private capital and

the Government, 146
Cooperative activities, 60; 91; 93; 161;

163; 170; 172
Amalgamated Housing Corporation, 160
bakery, 161; 163
banks, 60
bus service, 161
buying, 172
canning, 91; 93; 170
Carl Mackley houses, 172; 173
cheese factories, 91; 93
creamery, 170
dairy, 170
electricity and ice, 161
enterprises, 161
farming, 91; 93
Finnish Cooperative, 163
fruit and vegetable market, 161; 170
furniture factories, 91; 93
gasoline station, 170
grazing, 91; 93
grocery, 161; 163
herding, 91; 93
housing, 161
laundry, 161
lumbering, 91; 93
meat-store, 161; 163

metal and wood-working shops, 91; 93
Norris, Tennessee, 93
pasteurizing plant, 170
poultry farm, 170
restaurant, 161; 163
wayside market, 170

Comwell, Mrs. Irene D., 152
Cost of financing a home, 79
Costs—^per cubic feet, 81

comparative studies, PWA, 66
construction, 66
standards affecting, 80

County demonstration agents, 56
County planning, useful in decentraliza-

tion, 86; 133
Couzens, Senator James, 170

sponsor for subsistence homestead
project, 170

Credit reserve, 60; 97
Federal agencies, 97
insurance, department of, 70

Crime, cost of, 33 et seq.

Cultural activities, 161
supported by taxation, 126

Dairy cooperative, 161
Death rates, 34; 35
Deaths, needless, 33
Debt, largest, 69
de Forest, Robert W., 103
Delineator, the, 101
Delinquency, 36; 39; 40

areas, 36*; 39*
statistics, 36*; 39*

Demolition, 14; 63
authority for, 54

see also Slum clearance
Demonstration houses for test purposes at

Berwyn, Md., 92
at Purdue University Housing Research

Laboratory, 155
Denmark, post-war housing, 48
Department of Agriculture

see U. S. Department of
Department of Building Inspection, 113
Department of Commerce

see U. S. Department of
Department of Health, 113
Department of the Interior

see U. S. Department of
Department of Labor

see U. S. Department of
Differential rents, 140; 141; 165
Design and construction. Sub-committee

of, 55
trends in, study of, 73

Detroit Bureau of Government Research,
70*

District of Columbia, 57
Division of Subsistence Homesteads, 168
Doane, Robert R., 22*
Dodge, F. W., reports on new dwelling

requirements, 47
Down, Alex., 153*
Drainage and irrigation, 56
Dunbar Apartments, Paul Lawrence, 25;

163
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E;cononiic adjustment, housing a factor in,

69
"Economic" rent scale, 141
Economics of low-rent housing, 37
Educational facilities supported by taxa-

tion, 126
Education and housing, 151; 152

in Cincinnati, Ohio, 152
public school instruction, 152
Summary, 176

Electrical equipment, financing of, 59

Electric Home and Farrn Authority, 59; 97

Electric power installation, 59
Electricity, absence of, 31

comparative cost of, 66

Ellenbogen bill (H.R. 7399), 116
Emergency P"leet Corporation, 101

Emergency—reduction in rents, 140
training course for managers, 142

Emerson, Dr. Haven, 35
Eminent domain, 114; 119; 123

conflicting legal decisions, 120
"marginal" eminent domain, 123
Model State Law—Treasury Depart-

ment, 93
Employment service, 163; 165

opportunities, 145
outlook, 145

England, experience of, 48
British Ministry of Health, 139
housing activity in, 46; 48
land acquisition in, 124
Leeds, housing experience of, 140
post-war housing, 48
system of taxation in, 70*

Euclid (Ohio) Housing Corporation, 25;

171
European experience, 106; 122

advantage in municipally owned land,

124
Every Town, U. S. A., 23
"Excess condemnation," 124
Exhibit, housing (travelling), 152
Exhibitions, 65
Experiment Stations, Office of, 56; 95

research in home economics, 56
Extension Service (Dept. of Agriculture),

56; 96
county demonstration agents, 56
4H Clubs, 56
home economics, 56
rural rehabilitation, 56

Factors in successful housing projects, 167
Factual data, 105

see also Research, Statistics, Studies

Family incomes, 21; 22; 27
low, defined, 116

Family service, 140
Farband Housing Corporation, 160
Farm Credit Administration, 55; 59; 96;

97; 98
Federal Farm Mortgage Corporation,

59
Federal Land Banks, 59

marketing loans, 59
member. Central Housing Committee,

55
mortgage loans, 59
Production Credit Corporations and

Associations, 59; 97
Farm debt, refinancing, 59
Farmhouse plans, 56
Federal agencies, 55 el seq.

Federal aid, 54
for new Building and Loan organiza-

tions, 60
Federal charters, 62
Federal Emergency Administration of

Public Works, 62
Federal Farm Mortgage Corporation, 59

farm debt refinancing, 59
Federal Government, achievement under

leadership of, 134
Federal Home Loan Bank Board, 55; 78;

95; 96; 97
Advisory .Service to home owners, 60; 95
Federal Home Loan Bank vSystem, 60;

97
Home Owners' Loan Corporation, 60;

97; 98
Federal Savings and Loan System, 60;

97
Federal Savings and Loan Insurance

Corporation, 60; 97
member. Central Housing Committee,

55
Federal Home Loan Bank Review, 62; 82
Federal Home Loan Bank System, 60; 61;

97
accumulative loans of, 61
assets of, 61
building and loan associations, 6
cooperative banks, 60
credit reserve, 60
dividends, 61
home financing institutions, 60
savings and loan associations, 60
surpluses of, 61

Federal Housing Administration, 25; 72;
73; 74; 82; 95; 96; 97; 168

appraisal by, 73
member, Central Housing Committee,
55

yardstick for determining mortgage
liability, 73

Federal Land Banks, 59
first mortgage farm loans, 59
miscellaneous agricultural loans, 59

Federal housing projects listed, see

Appendix, page 179
Federal reimbursement, in case of default,

76
Federal Reserve Banks, 84
Federal Savings and Loan Associations,

60; 62; 97
Federal Savings and Loan Insurance Cor-

poration, 60; 62; 75; 97
Federal services available relating to

construction materials, 95
construction methods, 95
credit, 97
finance, 97
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home and community planning, 95
information, 84; 85; 97
maintenance, 98
management, 98
research, 96
statistics, 96
studies, 96

Federal standards for low-rent housing, 80
Federal Subsistence Homesteads, 62

see also Resettlement Administration
Fees, excessive mortgage, 70
Fertilizers, 56
Field Supervision and Construction,

Branch of, 63
Finance, Federal aid in, 97
Financial advice, 60
Financial problem, largest, 69
Financial Survey of Urban Housing, 22;

58; 94; 105
Financing a home, cost of, 79

all charges included, 77
liberalized policy, 65

Finnish Cooperative of Brooklyn, 163
Fire insurance included in financing, 77
Fire-proof construction, 82
Fire-traps, 121
"First Houses", New York City, 104;

160; 173
financing through bond issue, 174
rentals, 173
tenancy from slums, 173
tenant selection, 173

Fisher, Prof. Ernest M., 154
Flagg, Ernest, 101
Ford, Prof. James, 102; 103; 154
Foreclosures, 60; 114
Foreign reference material, see Appendix,

page 206
Forest Products Division (Bureau of For-

eign and Domestic Commerce), 56; 96
Forest Products Laboratory, 56; 96

construction problems, 56
paints, behavior of, 56
prefabricated houses, 56
wood and related products, 56
wood as a building material, 56

Fortune, 30
4H Clubs, 56
France, post-war housing, 48
Freed, Allie S., 146
Fruit and vegetable market cooperative,

161; 170
Fuels, use of, 84

comparative costs, 84

Garden cities for workers on the Pyramid;
6

Garfield, Abram, 167
Gas, cost studies, 65

for cooking, 30; 31; 33
Georgia Institute of Technology, 81
Germany, post-war housing, 48
Girl vScouts, 113
Glenn, John M., 103
Glossary of Terms, 181 et seq.

Goldfeld, Abraham, 141; 166

"Good Housing that Pays—^Octavia Hill
Association", 101*

Good housing, demand for, 165
neighborhood leaven, 139

Goslin, Ryllis and Omar, 22*
Government cooperation with States and

municipalities, 53
with private capital, 53

Government information service, 85; 97
Government insurance, 82

subsidy for low-rental projects, 82
see also Insurance, Federal

Government Manual, 85
Government services, classified, 95; 96

97; 98
see also Federal services, available

Governmental agencies, coordination of,

54; 55
Great Britain, see England
"Greenbelt" communities, 91

recreation and safety features, 91
Gries, Dr. John M., 101; 103
Grocery cooperatives, 161; 163
Group Five Mortgage Information Bureau,

75
Guaranteed mortgages, 71

H
Hackett, Col. Horatio B., 15; 20; 39; 53
Halpern, Irving W., 39
Hanover, publicly owned land in, 124
Harlem housing project, 174
Harvard City Planning Series, 136*
Harvard University—Housing Study, 154
Health, costs, 33

in relation to housing, 34; 35
see also Disease; Housing; Illness;

Parks; Playgrounds; Recreation
Health Departments, 113
Health services supported by taxation, 126
Heating, absence of, 30; 31

costs, 31
comparative methods, 84
research, 84

Hecht, R. S., 75
Hill, Octavia, 139; 140
Hillside Housing Corporation, 25; 44; 64;

160; 171; 172
Holland, post-war housing, 48
Holmes, Justice Oliver Wendell, quoted,

16
Home and community planning, Federal

services, 95
Home building, past stagnation of, 75

present and future stimulus, 75
Home Economics, Bureau of

see Bureau of Home Economics
Home financing, 88
Home-financing institutions, chartered by

Government, 75
Home Owners' Loan Act, 71
Home Owners' Loan Corporation, 60; 61
Home owners, protection of, 68
Home ownership, impractical for low

incomes, 44
conclusions from Purdue Univ. Housing

Research Laboratory, 45
Home Show Advisory Bureau, 153
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clearing house of information, 153
coordinating agency, 153
housing exhibits, 153

Homes, cost of financing, 79
loss of, during depression, 44

"Homestead and Hope", 169
Hoover, A. Pearson, 41
Hoover, President Herbert, 101
Hopkins, Harry A., 145
Hospitals, 33
Houses, improvement in investments, 67

Housing, a factor in economic adjustment,
69

and social problems, 12
a necessity of life, 17
articles on, 11
boom, imminent, 83
changed conceptions of, 174
cost of bad, 34
exhibits, 153
facts and figures, 21 et seq.

for cattle, regulated, 87
in relation to health, 34
low-cost, 2; 3; 13; 63; 82; 93; 105
low-rent, 13
legal aspects of, 114
legislation, 54
management, 139 et seq.

needs, 46; 47
popular misconceptions of, 4
problem, significance of, 53
psychological importance, 11
public menace of poor, 13
shortage, 46
sociological effects of poor, 13
travelling exhibit of, 152
what not to do, 164

Housing, a magazine, 103

Housing Act, amendment to, 72
Housing Authorities, 54; 105; 106; 114

duties and powers, 115
established and pending, 66
law of New York City, 115
law of Wisconsin, 116

Housing Clinics and Advisory Service, 153
Housing Division of Public Works Ad-

ministration, 25; 63; 65; 96; 97
member, Central Housing Committee,

55
see also Public Works Administration

Housing information, 112 et seq.; 160
Housing laboratory, 91; 92

at Purdue University, 45; 102; 155
"Housing Management", 139
Housing Officials Year Book for 1935, 70*
Housing problem defined, 151
"Housing Problems in America", 103
Housing program, 87

difficulties of, 16; 54
in England, 48

see also Housing
Housing Report, National Resources

Board, 86
Housing Research Laboratories, 45; 91;

92; 102; 155
Housing studies and surveys, 33; 96
Housing studies—Harvard University,

154

"Housing Study Course, an Outline for",
151*

Housing Study Guild, 22; 27; 39; 104; 155
Bulletin, 22
housing exhibit, 153
housing studies, 104
library of, 104

Housing subsidy, see Subsidies
Housing Surveys:

"America's Capacity to Consume",
Brookings Institution, q. v.

Financial Survey of Urban Housing,
q. V.

Housing Report, National Resources
Board, q. v.

Real Property Inventory, q. v.

see also Studies

I

Ickes, Hon. Harold L., 65; 174
Illness, cost of, 33
Illustrative housing projects, 157 et seq.;

XV and xvi
Income of farmers, 22*
Income, 21; 22; 35

decline in, 22
distribution of, 27
governing low rentals, 44
groups, 22; 29

Indebtedness, mortgage, 69
Indian Affairs, Bureau of, 84 ; 97 ; 98

construction experience of, 84
Indianapolis Chamber of Commerce, 36
Indianapolis blighted areas, 37

housing project, 81
Industrial cities, studies of, 89
Industrial Commission, 113
Industrial housing, 159*

problem, largest, 69
Industries and employment, 73

manufacturing opportunities, 145
Infant health, 85

mortality, 33; 34; 85
Information, bureau of housing, 112
on low-cost housing, 160
Research Unit, Savings Bank of Brook-

lyn, 75
service. Government, 96; 97
technical, 65

Initiation and Recommendation, Branch
of, 63

Insanitary conditions, 30; 31; 121; 122
Insurance atlases, 113

companies, 60
fire, 77
Government, 82
mutual mortgage, 72
of small savings, 70; 71; 72
of Building and Loan savings, 70; 71; 72

Interagency problems, coordination of,

65; 85; 94
Interest, 82

included in charges, 77
Interest rates, low, 61; 68; 70; 71
Interior, Department of the, 62; 84; 96;

97; 98
Bureau of Mines, 84
Bureau of Indian AflEairs, 84
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National Park Service, 84
International Housing Commission tour,

70*
Investment returns from low-rent hous-

ing, 166
safeguards, 75

Investments, affected by improved stand-
ards, 82

Israel, Rabbi Edward L., 39
Italy, post-war housing, 48

Jefferson, Thomas, 15
Jennings, W. Ivor, 117
Jerry-building, precautions against, 75
Juniata Park Housing Corporation, 172

see also Carl Mackley Homes
Junior League, 2
Justice, Department of

pending report on housing, crime and
delinquency, 84

Kahn, Ernst, 47
King, Willford, 22*
Kiwanis, 2; 113
Knickerbocker Village, Inc., 25; 44; 160

Labor credits, subsistence homesteads, 169
Labor, Department of

see U. S. Department of Labor
Labor Housing Forum, 15
Labor Union accomplishment, 173

cooperation, 173
Land acquisition, 15; 54; 93
condemnation, 93; in England, 124
costs, 40; 66; 82
conversion, 90
English method of acquisition, 124
municipal ownership of, 124
planning and use, 5; 90
rent at 3%, 65
utilization, 88

Land Acquisition, Branch of, 63
Land policy section, AAA, 88

merger of, 88
projects of, 88

Land program, FERA, 88
merger, of, 88
projects of, 88

Laundry cooperative, 161
Lavanburg Foundation, Fred L., 152; 164
Lavanburg Homes, 25; 140; 164; 165

differential rent scale, 140; 141
rent experience, 140; 141

Law and Legislation, Sub-committee, 24
Laws, 114

enabling. 76; 114; list of, 180
enforcement of, 15; 87
state cooperation in, 76

see also Legislation
Leasing of projects, 63
Leeds, England—housing experience of, 140
Legislation, 14; 54; 69; 76; 87; 107 et seq.;

114

Summary, 176
Leipzig, publicly owned land in, 124
Lenz and Manaupt, 70*
Leven, Maurice, 21; 22*
Lewis, Charles P., 166
Libraries—of Congress, 112

of Housing Division, Welfare Council,
N. Y. C, 152

of Housing Study Guild, 104
of National Assn. of Public Housing

Officials, 112
of Russell Sage Foundation, 112

Liens. 78; 114
Life expectancy, 14
"Light and Power on the F'arm", 93
Limited dividend corporations, 25; 105;

159; 160; 171; 179
PWA projects, 25; 180

"Limited Dividend Roll Call," 160
"Limited profit" agencies, 116
List of Agencies and Organizations, see

Appendix, page 216
of Enabling Laws by States, see Appen-

dix, page 180
of Federal housing projects, see Appen-

dix, page 179
of Magazines and Periodicals, see Ap-

pendix, page 212
Liverpool, England, health figures, 35
Living standards, table of, 42
Loans, 60; 68; 71; 88; 97

control of, 62; 68
FHA appraisal, 74; 80
FHA "yardstick" for, 74; 80
long-term, 70; 71
marketing, 59
modernization, 72
mortgage, long-term, 61
resumption of, 60
to credit associations, 60
20- to 50-year term, 82
60-year term, 65

Los Angeles County Planning Commis-
sion, 133

Low-cost factors in housing, 41; 167
Low-cost housing. Federal standards for,

80
Low-cost mortgage bonds, 83
Lowenthal, Milton, 22; 39
Low-income families, relocation of, 88
Low rentals and income, 44
Low-rent housing, economics of, 37; 54

Federal construction standards, 80
Low rental factors, 167
Lumber data, 58

M
McDonald, Stewart, 153
McLaughlin, Justice—decision on slum

clearance, 120
Magazines and periodicals, list of, see Ap-

pendix, page 212
Maintenance and operation, 73

Federal agencies concerned with, 98;
139; 166

Management, 139; 166
Federal agencies concerned with, 98
qualifications for, 139
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relative importance of, 139
training for, 139; 155
women adapted for, 139

Management, Branch of, 63
Manhattan Housing Corporation, 160
Manheim, land ownership in, 124
Manual, U. S Government, 85
Manufacturers' Housing Display Council,

153
Manufacturing industries, opportunities,

145
Marginal eminent domain

see Eminent domain
Marquette, Bleecker, 30; 152
Massachusetts Institute of Technology,

155
Materials, research at Purdue University,

155
studies of, PWA, 66
Studies and analyses, 96

Maternal and infant health, 85
Mayer, Albert, 140
Meadville, Pa., housing project, 25
Meloney, Mrs. Wm. Brown, 101
Metropolitan Housing Authority of Cleve-

land, 36
Metropolitan Life Insurance Company,

25; 122
Michigan Boulevard Garden Apartments,

25; 164
Five Year report, 164

Middle income group, 25
Milwaukee Board of Public Land Com-

missioners, 116
Minneapolis slums, 38
Mines, Bureau of, see Bureau of Mines
Minnesota Decision, 134
Model Homes, initiated by FHA, 73
Model Housing Law, 103
"Model Laws for Planning Cities, Coun-

ties and States", 136*

Model State Law on Eminent Domain, 93
Model Tenement award, 101
Modernization, 67; 68; 72; 97; 98
and repair, 72
credits, 72
program, 72
volume of, 72

see also Repair and reconditioning;
Renovation

"Modernization Mortgage Clinics", 153

Monthly Labor Review, 84
Mortgage associations, 67; 68

Federal supervision of, 72
Mortgage bond issues, cooperatively un-

derwritten, 83
bonds, low-interest, 83
debt of country, 69; 70
investments, salvaging of, 53
market, plight of, 70; stimulated, 83
panic, 70; 61*

Mortgage loans, 59; 97
associations, 67; 68; 72; 97
contingent upon specifications, 75
insurance, 67; 68; 72; 76
insurance, how it works, 79
interest, 77
long-term, 60; 68

Mortgages, 78; 97
Federal guarantee of new, 71
refinanced, 61
second, 70; 76
straight, non-insurable, 78

see also Refinancing
Moulton, Harold G., 21; 22*
Munich, publicly owned land in, 124
Municipal Housing Authorities law, 115

of New York, summarized, 115
Municipal housing enterprise in England,

145*
tenements, 12

N
National Association of Real Estate

Boards, 40; 61*; 72; 120; 123
National Association of Public Housing

Officials, 76; 105; 114; 116; 142; 155
National Better Housing Day, 73
National Bureau of Standards

see Bureau of Standards
National Committee on Wood Utilization,

58; 96
economic use of wood products, 58
lumber data, 58

National Conference of Social Work, 35
National Conference on City Planning, 103
National Conference on Slum Clearance,

104
National Emergency Council, 47; 69; 85
member, Central Housing Committee,

55
National Housing Act, 47; 62; 67; 77; 114*
amended, 72
Titles I and II, 73; 77

National Housing Administration, 46
National Housing Association, 103

educational campaigns, 103
legislation, 103
standards, 103

National housing program, 77; 94
difliculties of. 16; 54

National Industrial Recovery Board, 86
National Mortgage Associations, 77
National Municipal League, 139
National Park Service, 84; 97

"Cabins", a publication, 84
construction experience, 84; 97

National planning, 86
National Public Housing Conference, 39;

104; 115; 166
National Real Estate Board, 153
National Recovery Administration, 86
National Resources Board, 86
National Resources Committee, 86; 95;

97; 135; 136
Housing Report of, 86

Navy Department, Bureau of Yards and
Docks, 87

construction experience of, 87; 97
Negroes, housing for, 30; 163
Neifeld, Dr. R. M., 42*
Neighborhood activities, 63

deterioration, 123; 166
planning, 95
ratings for mortgage purposes, 74; 80
studies. 73; 95
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values, 123 et seq.

see also Planned neighborhoods
Neighborhood Gardens, St. Louis, Mo.,

25; 171
Neighborhoods in relation to property-

values, 74
Neutra, Richard J., 18
New Deal housing policy and program,

54
New Jersey, State of, 153
New York City, delinquency in, 36

high land costs, 41
High Schools, education in, 152
housing exhibit, 152
lower East Side, 40
rental conditions. 30

New York Housing Authority, 30; 39;
153*; 173

land condemnation by, 119
New York Housing Corporation, 25; 101
New York Municipal Housing Law, 115

summarized, 115
New York State Housing Board, 159; 160;

161
Reports on Low-cost Housing, 160

New York Times Magazine, 140
New York University, 155

School of Architecture and Applied
Arts, 155

Nichols, J. C. (Kansas), 120 el seq.

Norris, Tennessee, 93; 170
cooperative activities of, 93; 170

see also Tennessee Valley Authority
Norway, post-war housing, 48
Nystrom, Paul H., standards of living

table, 40

O
Oakland Housing, Inc., Detroit, 170
community activities by group initia-

tion only, 170
cooperative activities, 170
ideas of Senator Couzens in regard to,

quoted, 170
income limitations of group, 170
subsistence homestead project, 170

Occupational data, 57
Occupations, tenants, 172
Octavia Hill Association, Philadelphia, 101

Houses, 101
sy.stem, 139; 140

Operation and repair, 63
Operation and management. Sub-com-

mittee of, 55
Origin League of Baltimore, Survey, 82
Overcrowding, 31; 36

Paints, behavior of, 56
Pamphlets and Reprints, list of, see Appen-

dix, page 195
technical, 73

Parks, 82; 121; 122; 168
Paving and utilities, 80
People's League for Economic Security,

22*
"Personal Finance Business", 42*

Personal Finance Companies, 1

Phipps House. 101
Planned communities, 40; 82; 170

safe-guarded children in, 128
safe-guarded walks in, 128
basic for good housing, 174

Planning, 132
and housing, 136
bodies, work of, 132; 133
county and local, 86
in California, 133
in European countries, 134
in South America, 134
National, 86

Planning and Initiation, Sub-committee
of, 55

"Planning Standards for Low-rent Hous-
ing", 81

Plans and specifications, available, 94
Branch of, 63

Plans for kitchens, 57
storage and other closets, 57

Playgrounds, 81; 121; 122; 168
Police departments, 113
Population per acre, 82
Post, Langdon W., 30; 173
Post Office Department, 112
Power and machinery, farm, 56
Pre-fabricated houses, 55; 56
Pregnancy, and stairs, 165
President's Conference on Home Building

and Home Ownership, 102; 103
reports of, 102*

President Roosevelt's Message, 67; 68
Prisons and reformatories, 33
Private capital, and Government housing,

140
building program of, 146
cooperation with, 67

Private utilities, loans to, 93
Procedure and Administration, Sub-com-

mittee, 55
Procurement Division of the Treasury

Department, 94; 96
construction experience of, 94
Supervising Architect, Office of the, 94

Production Credit Corporations and Asso-
ciations, 59

agricultural credits, 59; 96; 97
loans to credit associations, 97

Program, long-term housing, 107
need for preventive, 14; 15

see also Housing
Progress in spite of difficulties, 16; 17
Project schedule, PWA, 66
Projects, determining factors in subsis-

tence, 169
illustrative, 157 el seq.

leasing of, 63
list of, 179
pending, 65
present PWA, 65

Property conservation, 67
in relation to neighborhood, 74
ratings for mortgage purposes, 74

Property loans, affected by instability, 122
Property values, unstable, 122

affected by neighborhoods, 74
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losses from deterioration, 122
Protection for small investors, 68
Protective agencies supported by taxation,

126
Prudential Life Insurance Company, 25
Public credit in England, 145*
Public Health Service, 94

reports of, 94
research work of, 94

"Public Housing Surveys, an Outline,"
112

Public Works Administration, Housing
Division, 25; 55; 87; 171

member of Central Housing Committee,
55

see Housing Division, PWA
Purdue Foundation, 102
Purdue University, 102; 155

Housing Research laboratory, 45; 155
PWA Limited Dividend projects, 25; 180
Pychon, Charles E., 25; 37

Qualifications for managers, 141
Quartermaster General's Office (U. S. A.)

construction Division, 94; 96
Quota Clubs, 2

Rabinowitz, A., 161
Radburn, 25; 159
"Radburn

—

a. Plan of Living", 159
Ratensky, Samuel, 104; 153*
Real Estate Boards, 113

of New York, 40
Real Estate, English system of taxation,

70*
investment field, modified, 84
loans, liberalized policy concerning, 84

Real Estate Record, 13*
Real estate values, no depression of, in

England, 70*
Real Property Inventory, 29; 30; 31; 32;

46: 58; 94; 105
Summary, 175

Realtors, responsibility of, 120 et seq.; 123
Reconditioning, 61
Reconstruction Finance Corporation, 88;

97; 98
Recreation, 82; 121; 168; 172
Refinancing, 60; 61; 70

illustrated, 78
mortgages, 78
savings effected by, 78

Refunds from mortgage insurance, 79
Regional and metropolitan development,

135
confusion of, 135
differentiation, 135

Regional development, 86
planning, 104

Re<?ional offices of Resettlement Adminis-
'

tration, 92
Regional Planning Association of America,

104
Rehabilitation of "stranded" populations,

90

of farmers, 90
Reimbursement (Federal) in case of de-

fault, 76
"Relation between Housing and Health"

(Britten), 34; 94
Relief groups, problems of, 29
Rentals and income, 28; 29; 30; 32; 34
Rents, 22; 29; 30; 32; 164; 167
Chatham Village, 166
differential, 165
"First Houses", 173
Carl Mackley Houses, 173
Cleveland projects, 168
Government projects, 82
Lavanburg Homes, 164; 165
in relation to health, 35
Finnish Cooperative, 163
reductions of, in emergency, 165
regulations of, 73
weekly collection of. 140

Repair and reconditioning, 31; 61; 67
see also Modernization

Reports and publications, 65
Research, 66; 96
Research and Information, Branch of, 65

Bureau of Standards, 57
center at Berwyn, Md., 91
Federal agencies concerned with, 96
floor finishes, 66
food and nutrition, 57
heating methods, 84
home economics, 56
household equipment, 57
new construction materials, 66
prefabrication, 66
Purdue Foundation, 44; 155
sound-proofing, 66
statistics, 57
textiles, 57

Resettlement Administration, 62; 88; 89;
90; 92: 95; 97; 98; 153; 169

management of projects, 92
member, Central Housing Committee,

55
projects up to January, 1936, 90

Resettlement projects, candidates for, 89
financial obligations attending, 89

Residential construction, curtailed, 71
Responsibilities, conflicting, 16

of realtors, 123
Results, PWA Housing Division activities,

66
RFC Mortgage Company, 88; 97; 98
member Central Housing Committee,

55
"Rich Man—Poor Man", 22*
Rockefeller, John D., 25; 163
Roosevelt, President Franklin D., 3; 53
Root, Harriet M., 85
Rosahn, Beatrice, 139
Rosenwald, Julius, 164
Rotary, 2; 113
Running water, absence of, 30; 31; 33
Rural electrification, 56; 92; 93

homesteads, 169
Rural Housing Survey, 105
Rural rehabilitation, 56

studies of conditions, 85
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Rural Rehabilitation, Division of, 88
merger of, 88
projects of, 88

Rural resettlement and rehabilitation, 89
Russell Sage Foundation, 103; 112

Safety, through electrification, 93
Sanborn maps, 113
Sanitary conditions, 31 et seq.

Sanitary services, supported by taxation,
126

Santa Barbara County Planning Com-
mission, 133

vSatellite towns, 89
Sa\ings and Loan Associations, 60; 62
Savings banks, 60
Savings banks of Brooklyn—building

specifications, 75
information bureau, 75
Research Unit, 75

Savings from cooperative activities, 161
insurance of small, 71

Schenectady Municipal Housing Author-
ity, 171

slum conversion into assets, 171
statistics on crime and health, 37

School of Architecture and Allied Arts,
New York University, 155

School of Public Affairs, American Uni-
versity Graduate School, 154

vSchool instruction, public, 152
vSelection of tenants, 63; 167; 171; 172
advance selection in Camden, an asset,

171
vSenate hearing on S 2392, 39*
Senate Housing bill—S 2392, 39*

also Wagner Housing bill, 116 ei seq.

Services, public, supported by taxation, 126
Services of the Federal Government, 95;

96; 97; 98
Shaw, Clifford R.. 39*
Simkhovitch, Mrs. Mary, 104
Slum clearance, 14; 15; 62; 63; 104; 119

authority for, 54
cost of, 119
Federal Court decisions, 119
legal problems of, 119
Louisville decision, 119
responsibility for, 119
right of eminent domain, 119
vs. low rent housing, 117

Slums, 119
and delinquency, 36; 40
"areas of great economic drain", 37
conditions, too expensive, 166*
cost of, 13; 38
conditions, too expensive, 166*
replacement of, 14
subsidy, 37

"Slums and Blighted Areas in the United
States", 33

see also Wood, Mrs. Edith Elmer
Small House Service Bureau, 102
Sociology Department, Harvard Univer-

sity. 154
report on Housing and Slum Clearance,

154

Soil analysis and treatment, 56
Speculative builders, established ability of,

80
financial rating of, 80

Spelman Fund, Laura, 101
Stabilization, 82
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